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Useful information for  

residents and visitors 
 

Watching & recording this meeting 
 
You can watch the public (Part 1) part of this meeting 
on the Council's YouTube channel, live or archived 
after the meeting. Residents and the media are also 
welcome to attend in person, and if they wish, report 
on the public part of the meeting. Any individual or 
organisation may record or film proceedings as long 
as it does not disrupt proceedings.  
 
It is recommended to give advance notice of filming to ensure any particular requirements can be 
met. The Council will provide seating areas for residents/public, high speed WiFi access to all 
attending and an area for the media to report. The officer shown on the front of this agenda should 
be contacted for further information and will be available to assist. 
 
When present in the room, silent mode should be enabled for all mobile devices. 

 
Travel and parking 
 
Bus routes 427, U1, U3, U4 and U7 all stop at the 
Civic Centre. Uxbridge underground station, with 
the Piccadilly and Metropolitan lines, is a short walk 
away. Limited parking is available at the Civic 
Centre. For details on availability and how to book a 
parking space, please contact Democratic Services. 
Please enter from the Council’s main reception 
where you will be directed to the Committee Room.  
 

Accessibility 
 
For accessibility options regarding this agenda 
please contact Democratic Services.  For those 
hard of hearing an Induction Loop System is 
available for use.  
 

Emergency procedures 
 
If there is a FIRE, you will hear a continuous alarm. Please follow the signs to the nearest FIRE 
EXIT and assemble on the Civic Centre forecourt. Lifts must not be used unless instructed by a 
Fire Marshal or Security Officer. In the event of a SECURITY INCIDENT, follow instructions issued 
via the tannoy, a Fire Marshal or a Security Officer. Those unable to evacuate using the stairs, 
should make their way to the signed refuge locations. 

 

 



 

 

A useful guide for those attending Planning Committee meetings 

 

 

Security and Safety information 
Fire Alarm - If there is a FIRE in the building the 
fire alarm will sound continuously.  If there is a 
SECURITY INCIDENT follow the instructions issued 
via the tannoy, a Fire Marshall or a Security 
Officer.  

 

Mobile telephones – Please switch off any mobile 

telephones before the meeting.  
 

Petitions and Councillors 
Petitions – Those who have organised a petition of 
20 or more people who live, work or study in the 
borough, can speak at a Planning Committee in 
support of or against an application.  Petitions 
must be submitted in writing to the Council in 
advance of the meeting.  Where there is a 
petition opposing a planning application there is 
also the right for the applicant or their agent to 
address the meeting for up to 5 minutes.   

Ward Councillors – There is a right for local 
councillors to speak at Planning Committees about 
applications in their Ward.  

Committee Members – The planning committee is 
made up of the experienced Councillors who meet 
in public every three weeks to make decisions on 
applications. 

 

How the Committee meeting works 
The Planning Committees consider the most 
complex and controversial proposals for 
development or enforcement action.  

Applications for smaller developments such as 
householder extensions are generally dealt with 
by the Council’s planning officers under delegated 
powers.  

An agenda is prepared for each meeting, which 
comprises reports on each application 

Reports with petitions will normally be taken at 
the beginning of the meeting.   

The procedure will be as follows:-  

1. The Chairman will announce the report;  

2. The Planning Officer will introduce it; with a 
presentation of plans and photographs;  

3. If there is a petition(s),the petition organiser 
will speak, followed by the agent/applicant 
followed by any Ward Councillors; 

 

4. The Committee may ask questions of the 
petition organiser or of the agent/applicant;  

5. The Committee debate the item and may seek 
clarification from officers;  

6. The Committee will vote on the 
recommendation in the report, or on an 
alternative recommendation put forward by a 
Member of the Committee, which has been 
seconded. 

 

About the Committee’s decision 
The Committee must make its decisions by 
having regard to legislation, policies laid down 
by National Government, by the Greater London 
Authority – under ‘The London Plan’ and 
Hillingdon’s own planning policies as contained 
in the ‘Unitary Development Plan 1998’ and 
supporting guidance.  The Committee must also 
make its decision based on material planning 
considerations and case law and material 
presented to it at the meeting in the officer’s 
report and any representations received.  

Guidance on how Members of the Committee 
must conduct themselves when dealing with 
planning matters and when making their 
decisions is contained in the ‘Planning Code of 
Conduct’, which is part of the Council’s 
Constitution.  

When making their decision, the Committee 
cannot take into account issues which are not 
planning considerations such a the effect of a 
development upon the value of surrounding 
properties, nor the loss of a view (which in itself 
is not sufficient ground for refusal of 
permission), nor a subjective opinion relating to 
the design of the property.  When making a 
decision to refuse an application, the Committee 
will be asked to provide detailed reasons for 
refusal  based on material planning 
considerations.   

If a decision is made to refuse an application, 
the applicant has the right of appeal against the 
decision.  A Planning Inspector appointed by the 
Government will then consider the appeal.  
There is no third party right of appeal, although 
a third party can apply to the High Court for 
Judicial Review, which must be done within 3 
months of the date of the decision.  

 



 

 

Agenda 
 

 

 

CHAIRMAN'S ANNOUNCEMENTS 

1 Apologies for Absence  

2 Declarations of Interest in matters coming before this meeting  

3 To sign and receive the minutes of the previous meeting 1 - 6 

4 Matters that have been notified in advance or urgent  

5 To confirm that the items marked in Part 1 will be considered in public 
and those items marked in Part 2 will be heard in private 

 

 

PART I - Members, Public and Press 
 
Items are normally marked in the order that they will be considered, though the 
Chairman may vary this.  The name of the local ward area is also given in addition to the 
address of the premises or land concerned. 
 

 

Major Applications without a Petition 
 

 Address Ward Description & 
Recommendation 

Page 

6 The Old Vinyl Factory 
- 
59872/APP/2016/3571 
 
 

Botwell 
 

Installation of public art (25m x 
50m) for a temporary period of 18 
months on the east facing wall of 
the Cabinet Building. 
 
Recommendation: Approval 

7 - 16 
 

149 - 154 

7 Music Box, TOVF -  
 
59872/APP/2016/1930 
 
 

Botwell 
 

Reserved Matters Application 
regarding the appearance and 
landscaping for Phase 5 'The 
Music Box' (formerly the Record 
Stack) of The Old Vinyl Factory 
site, as required by Conditions 2 
and 3 of planning permission ref. 
59872/APP/2013/3775 dated 
31/07/2014. 
 
Recommendation: Approval 

17 - 36 
 

155 - 180 



 

 

8 Ruislip Bowls Club, 
Manor Farm-  
 
45220/APP/2016/3857 
 
 

Eastcote & 
East 
Ruislip 
 

Proposed demolition of 2 no. 
sheds, single storey extension to 
existing pavilion, erection of 
detached building for storage / 
locker room use and associated 
external works. 
 
Recommendation: Approval 

37 - 50 
 

181 - 189 

9 Former Contractors 
Compound, Heathrow 
- 
67622/APP/2016/3198 
 
 

Heathrow 
Villages 
 

Reserved Matters (Appearance, 
Landscaping, Layout, Scale,and 
Access) in compliance with 
condition 2 of application 
67622/APP/2015/1851 (Variation 
of conditions 3, 4 and 9 of 
application 
67622/APP/2013/2532 which 
granted consent on 30/7/14 
for'Part outline, part full planning 
application for a proposed hotel 
development of up to 660 
bedrooms (approximately 30,000 
sq.m) with ancillary cafe, bar and 
restaurant facilities, car parking, 
service access, courtyard space, 
landscaping and improved ground 
level pedestrian access including 
public realm improvements (all 
outline application) and a 
perimeter veil structure wrapping 
around the hotel buildings (in full 
application detail'. Variation 
requested for the removal of the 
veil and alterations to the glazing, 
amenity space and layout of the 
floors). 
 
Recommendation: Approval 

51 - 68 
 

190 - 207 
 
 

10 Bridge House-  
 
40050/APP/2016/852 
 
 

Uxbridge 
South 
 

Demolition of existing office 
building (Use Class B1(a) and 
multi-storey car park and 
redevelopment of the site to 
provide a new office (Use Class 
B1(a) building, associated multi-
storey car park and ancillary cafe 
unit (Use Class A1/A3) 
 
Recommendation: Approval + 
Sec 106 

69 - 124 
 

208 - 239 



 

 

11 Stockley Park Phase 
3, Iron Bridge Road - 
 
37977/APP/2016/2263 
 
 

Yiewsley 
 

Land formation, landscaping, 
fencing and provision of ancillary 
footpaths and bridleways together 
with ancillary works to the offsite 
land parcels associated with the 
approved development at Phase 
3 Stockley Park (Planning 
permission ref. 
37977/APP/2015/1004 dated 
14/12/2014). 
 
Recommendation: Approval 

125 - 148 
 

240 - 254 

 

PART I - Plans for Major Applications Planning Committee      149 - 254 



Minutes 

 

 

MAJOR Applications Planning Committee 
 
16 November 2016 
 
Meeting held at Committee Room 5 - Civic Centre, High Street, Uxbridge UB8 1UW 

 

 

 Committee Members Present:  
Councillors Ian Edwards (Vice-Chairman), Henry Higgins, John Morgan, Brian Stead, 
David Yarrow, Peter Curling (Labour Lead), Janet Duncan and John Oswell 
 
LBH Officers Present:  
Nicole Cameron (Legal Advisor), Manmohan Ranger (Transport Consultant), James 
Rodger (Head of Planning and Enforcement), Neil Fraser (Democratic Services 
Officer), Luke Taylor (Democratic Services Officer), Neil McClellen (Major Applications 
Team Leader) and Roisin Hogan (Planning Lawyer) 
  

84. APOLOGIES FOR ABSENCE  (Agenda Item 1) 
 

 None. 
 

85. DECLARATIONS OF INTEREST IN MATTERS COMING BEFORE THIS MEETING  
(Agenda Item 2) 
 

 None. 
 

86. TO SIGN AND RECEIVE THE MINUTES OF THE PREVIOUS MEETING  (Agenda 
Item 3) 
 

 Resolved - That the minutes of the meetings held on 24 August, 13 September and 4 
October 2016 be agreed as an accurate record. 

 

87. MATTERS THAT HAVE BEEN NOTIFIED IN ADVANCE OR URGENT  (Agenda Item 
4) 
 

 None. 
 

88. TO CONFIRM THAT THE ITEMS MARKED IN PART 1 WILL BE CONSIDERED 
INPUBLIC AND THOSE ITEMS MARKED IN PART 2 WILL BE HEARD IN PRIVATE  
(Agenda Item 5) 
 

 It was confirmed that all of the items on the agenda would be heard in public. 
 

89. WATERLOO WHARF, WATERLOO ROAD, UXBRIDGE - 43016/APP/2016/1975  
(Agenda Item 6) 
 

 Erection of 47 flats in two blocks, with associated parking, new access, amenity 
space and landscaping, involving demolition of existing warehouse, offices and 
80 Rockingham Road. 
 

Agenda Item 3
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(Councillor Morgan arrived at 18.10. As Councillor Morgan was not present for the 
entirety for the item, he did not take part in any discussion, and did not vote on the 
item) 
 
Officers introduced the report and highlighted the addendum which clarified the unit mix 
of the proposed affordable housing. The proposal was considered to have addressed 
the previous reasons for refusal with regard to design, form, height and scale. 
 
It was confirmed that the proposed buildings had been positioned away from 
neighbouring properties and that officers were satisfied that their height and bulk would 
not result in overbearing on the surrounding area, or detract from the amenities of 
adjoining occupiers, by reason of loss of light, privacy or outlook. The Council's 
Highways Engineer was satisfied with the parking arrangements, along with the 
improvements to the access. The revised proposal included 0.83 parking spaces per 
unit. Officers recommended that the application be approved, subject to conditions 
including noise mitigation. 
 
A petition objecting to the application was received, but the petitioner was not present 
to speak. 
 
The Agent for the applicant addressed the Committee, informing them that the 
applicant was expanding their business and was due to sign a lease for a larger 
business unit that would enable greater employment opportunities, and the approval of 
this application would support this. The application was in support of the Local and 
London Plan policy for the release of surplus industrial land for housing, and as the 
Borough currently had an oversupply of employment land and an undersupply of 
housing land, the proposal for redevelopment of the land for residential use was 
therefore justified and policy compliant. 
 
The Committee was informed that the applicant had worked closely and extensively 
alongside officers including planning, conservation, highways and environmental 
protection, as well as the Canal and Rivers Trust, and that no objections had been 
received from officers or consultees. 
 
The Agent asserted that the scheme reflected the local character of the area and was 
respectful of the area's setting. Concerns over height, scale and mass had been 
addressed, with the proposal significantly reduced in both mass and density, to reflect 
the scale of the buildings opposite. A glazed section had been introduced to visually 
split the buildings along the canal. The proposal would not harm heritage assets, 
including the nearby Grade 2 listed building, and would conserve and refurbish the 
World War 2 era pillbox and 19th century walls and railings along Dolphin Bridge. 
 
The canalside environment would be enhanced through a landscaping scheme to be 
agreed with the Council's Landscaping officer, Conservation officer, and the Canal and 
Rivers Trust, which would provide public access and significant visual improvements to 
this part of the Grand Union Canal. 
 
A scheme of noise mitigation works had been agreed with officers and was supported 
by the environmental protection unit and the Canal and Rivers Trust. These measures 
would ensure that the future operation of the Uxbridge Boatyard would not be affected 
by the development of housing on the site. 
 
The Agent asserted that no objections had been received from the Council's Flooding 
and Drainage officer or Highways officer, and the parking ratio of 0.83 was supported 
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by the Highways officer and had been accepted by the Council on other schemes. The 
applicant was committed to planning obligation contributions towards affordable 
housing, construction training, noise attenuation and canalside improvements, through 
the S106 agreement. 
 
Members expressed their views that while the reduced scale of the proposal was 
improved over previous applications, concerns relating to design and appearance, 
parking ratios, and noise, remained. Members were concerned that the materials to be 
used in the construction, and the angular design of the proposed residential buildings, 
were not in keeping with the existing aesthetic of the area. In addition, the proposed 
site was in an area of high parking stress, and members were unconvinced that the 
parking ratio of 0.83 per unit, and the noise mitigation measures suggested, would 
prove sufficient to allay their concerns. For these reasons, it was moved that the 
application be refused. This proposal was seconded, and unanimously agreed. 
 
Resolved - That the application was refused. 
 

90. THE OLD VINYL FACTORY, BLYTH ROAD, HAYES - 59872/APP/2016/1930  
(Agenda Item 7) 
 

 Reserved Matters Application regarding the appearance and landscaping for 
Phase 5 'The Music Box' (formerly the Record Stack) of The Old Vinyl Factory 
site, as required by Conditions 2 and 3 of planning permission ref. 
59872/APP/2013/3775 dated 31/07/2014. 
 
Officers introduced the report and confirmed that this application had previously been 
presented to the Major Applications Planning Committee on the 24 August 2016. The 
resolution of the Committee at that time was to approve the application, delegated to 
the Head of Planning and Enforcement, subject to an agreement between the 
Committee Chairman and Opposition Lead of an appropriate image for the proposed 
building's external cladding. However, as it had not been possible to agree an 
appropriate image, the application was again presented to the Major Applications 
Planning Committee with an image to consider. 
 
Members understood that the proposed image was evocative of the 1960s, chosen to 
display the musical heritage of the site. However, concerns were raised that the newly 
proposed image was not representative of the ethnic diversity of Hayes, and it was felt 
that any such image should speak to the community as a whole. It was also felt that the 
image lacked the necessary context for such a prominent display. It was proposed that 
the application be deferred so that the image could be reviewed once again. This was 
seconded, and unanimously agreed. 
 
Resolved - That the application was deferred. 
 

91. 1 NOBEL DRIVE, HARLINGTON - 46214/APP/2016/2397  (Agenda Item 8) 
 

 Variation of condition 2 (Approved Plans) of planning permission ref. 
46214/APP/2014/2827 dated 28-08-2015: Conversion and extension of existing 
office building to form a 200 bedroom hotel with banqueting suite, conference 
facilities, and rooftop restaurant, including a seven-storey extension to rear, a 
three storey addition at roof level, and single-storey side extension, together with 
the creation of a new vehicle access, and alterations to car parking and 
landscaping. 
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Officers introduced the report and highlighted the addendum, confirming that the 
proposal was for a variance of an existing planning permission to provide 44 additional 
rooms (24 rooms total) together with 19 additional car parking spaces (100 total). The 
footprint of the building would be reduced to accommodate the additional parking 
spaces, and the first floor layout had been rationalised by replacing the proposed 
meeting rooms and gym with bedrooms. The floorspace for banqueting would be 
marginally increased, and the height of the building was proposed to be raised by 1.2m 
from 23m. 
 
Members were in support of the proposals, and it was moved that the application be 
approved. This was seconded, and unanimously agreed. 
 
Resolved - That the application was approved.  
 
 

92. THE STRAIGHT, SOUTHALL GAS WORKS SITE, HAYES-BY-PASS, HAYES - 
54814/APP/2016/3398  (Agenda Item 9) 
 

 Officers introduced the report and the Committee proposed the officer's 
recommendation; it was seconded and unanimously agreed when put to a vote. 
 
Resolved - That the application was approved.  
 
 

93. THE STRAIGHT, SOUTHALL GAS WORKS SITE, HAYES-BY-PASS, HAYES - 
54814/APP/2016/3399  (Agenda Item 10) 
 

 Officers introduced the report and the Committee proposed the officer's 
recommendation; it was seconded and unanimously agreed when put to a vote. 
 
Resolved - That the application was approved.  
 

94. BRIDGE HOUSE, DENBRIDGE IND. ESTATE, OXFORD ROAD, UXBRIDGE - 
40050/APP/2016/852  (Agenda Item 11) 
 

 Demolition of existing office building (Use Class B1(a) and multi-storey car park 
and redevelopment of the site to provide a new office (Use Class B1(a) building, 
associated multi-storey car park and ancillary cafe unit (Use Class A1/A3) 
 
Officers introduced the report and highlighted the addendum. 
 
Members expressed the view that the application was much improved in comparison to 
earlier proposals, but that concerns remained regarding the height of the fences on the 
rooftop garden, and the impact on traffic and congestion within the area. 
 
Officers confirmed that a video survey of vehicles entering and exiting the site had 
been requested. As a result, the applicant had proposed 129 extra car parking spaces. 
However, the survey had shown a demand for 345 spaces, not inclusive of 57 
unoccupied parking spaces. Officers had therefore requested additional modelling 
surveys.  
 
Any conditions to mitigate impact on traffic congestion as a result of these surveys 
would be agreed once the results of the modelling were available. Conditions within the 
S106 agreement would be required to ensure that any mitigating works would be 
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completed and paid for by the applicant, prior to the site development. 
 
Examples of potential mitigating works were outlined, and included: 
 

1. Utilising space reserved for the currently unused fifth lane of the Oxford 
Road / Sanderson Road junction; 

2. Linking of signalling outside the shops in Denham to the signalling in 
Oxford Road; 

3. Opening additional routes between Harefield Road and the Oxford Road 
roundabout; 

4. The creation of a Transport Fund for unforeseen traffic impacts. 
 
The Committee was informed that the existing agreement had apportioned £150k for 
highways works, and £150k for improvements to the public realm. It was suggested 
that these figures could be combined, to allow greater flexibility in how the total value 
was utilised. Members considered the suggestion but felt that the £150k value for 
public realm improvements was important and should be retained, and the issue of 
traffic was a separate matter that should be addressed as such. Members were 
unconvinced that the £150K set aside for modelling and highways works would prove 
sufficient to carry out the necessary work. 
 
It was proposed that the application be deferred until the results of extensive modelling 
work, and the details of the resultant traffic management agreement, could be brought 
before the Committee. This was seconded, and unanimously agreed. 
 
Resolved - That the application was deferred. 
 

95. FASSNIDGE BOWLS CLUB, ROCKINGHAM PARADE, UXBRIDGE - 
44771/APP/2016/3585  (Agenda Item 12) 
 

 Officers introduced the report and the Committee proposed the officer's 
recommendation; it was seconded and unanimously agreed when put to a vote. 
 
Resolved - That the application was approved.  
 

  
The meeting, which commenced at 6.00 pm, closed at 7.22 pm. 
 

  
These are the minutes of the above meeting.  For more information on any of the 
resolutions please contact Luke Taylor on 01825 250693.  Circulation of these minutes 
is to Councillors, Officers, the Press and Members of the Public. 
 
The public part of this meeting was filmed live on the Council's YouTube 
Channel to increase transparency in decision-making, however these minutes 
remain the official and definitive record of proceedings. 
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Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

THE OLD VINYL FACTORY BLYTH ROAD HAYES 

Installation of public art (25m x 50m) for a temporary period of 18 months on
the east facing wall of the Cabinet Building.

23/09/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 59872/APP/2016/3571

Drawing Nos: 0157_P_2001
0157_P_2200 (2)
0157_P_2000[10]
12606_02 The Cabinet Building Cover Letter
CABINET BUILDING WRAP PROPOSAL SEPTEMBER 2016

Date Plans Received: Date(s) of Amendment(s):

1. SUMMARY

This application is for a temporary consent of 18 months for a 50m x 25m  banner wrap
around the eastern elevation of the Cabinet Building, which is located centrally within The
Old Vinyl Factory development site. The proposed artwork is an enlarged photograph of
historical pop culture showing fans at a Beatles concert. This wrap is intended to improve
the external appearance of the Cabinet Building prior to any renovation works at the site
taking place.

The impact of the temporary wrap on the character and appearance of the building and
locality, including the Conservation Area, is considered to be acceptable and as such the
application is deemed to accord with policies BE4 and B13 of the Hillingdon Local Plan
(November 2012), the London Plan (March 2016) and the National Planning Policy
Framework, and is therefore recommended for approval.

APPROVAL  subject to the following: 

B17

COM4

Temporary Permissions

Accordance with Approved Plans

The development hereby permitted shall be removed within 18 months of the date of this
consent.

REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012) and the London Plan (2016).

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers:
0157_P_2000
0157_P_2001
0157_P_2200; and shall thereafter be retained/maintained for as long as the development
remains in existence.

1

2

2. RECOMMENDATION

29/09/2016Date Application Valid:

Agenda Item 6
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Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

COM5

ADV2

General compliance with supporting documentation

Non-illumination (Signs)

REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012) and the London Plan (2016).

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:
CABINET BUILDING WRAP PROPOSAL - SEPTEMBER 2016

Thereafter the development shall be retained/maintained in accordance with these details
for as long as the development remains in existence.

REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012) and the London Plan (2016).

The public art/signage hereby permitted shall not be illuminated. 

REASON
In order to protect the visual amenity of the area and/or highway safety in accordance with
Policy BE27 of the Hillingdon Unitary Development Plan Saved Policies (November 2012).

3

4

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including
The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance.

BE10

BE13

BE15

BE25

BE27

BE29

BE35

BE4

LE2

LPP 4.4

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Modernisation and improvement of industrial and business areas

Advertisements requiring express consent - size, design and
location
Advertisement displays on business premises

Major development proposals adjacent to or visible from major road
and rail connections to Heathrow and central London
New development within or on the fringes of conservation areas

Development in designated Industrial and Business Areas

(2016) Managing Industrial Land and Premises
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Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

3.1 Site and Locality

The whole of The Old Vinyl Factory (TOVF) site consists of approximately 6.6 hectares of
land set in an irregular quadrilateral shaped site. The multi-phase site was originally
constructed between 1907 and 1935 by the Gramophone Company and was later the
production centre of EMI Ltd, producing the majority of vinyl records for distribution
worldwide. Associated record production works had ceased by the 1980s after which time
the site has been largely vacant with many buildings falling into disrepair. 

The Cabinet building relative to this application is located centrally within the wider site, to
the north of the existing Shipping Building and Record Store. The wider site is bounded by
Blyth Road to the north and by the Great Western Mainline railway to the South, with Hayes
and Harlington rail station to the east of the site. Opposite the site on Blyth Road lies the
Grade II Listed Enterprise House, an eight storey office building, together with a variety of
industrial and office buildings. The wider area is a mixture of residential, industrial and
office uses with Hayes Town Centre located to the northeast of the site.

The existing building is in a derelict condition arising from long term vacancy. The building
was originally used to build the housings for the gramophones of the former Thorn EMI
factory.

Much of the application site, as well as The Record Store, The Cabinet Building and The
Shipping Building, which lie immediately outside of the application boundary, is situated
within a Developed Area, The Botwell: Thorn EMI Conservation Area and partly within a
Industrial and Business Area, as identified in the Policies of the Hillingdon Local Plan
(November 2012) and a Strategic Industrial Location (SIL) as designated within the London
Plan (March 2016).

3.2 Proposed Scheme

The Cabinet Building is currently awaiting renovation. This application is for temporary
signage in the form of a 'wrap' to be in place for a period of 18 months to improve the
external appearance of the Cabinet Building prior to any renovation works at the site taking
place.

The proposed signage comprises a banner wrap around the eastern elevation of the
Cabinet Building. The proposed artwork is an enlarged photograph of historical pop culture
showing fans at a Beatles concert. In support of the application the applicant has provided
the following explanation for the image selected:

'EMI were the record label representing the Beatles from the 1960's. The Beatles form a
huge part of British pop music which saw the growth of The Old Vinyl Factory to

3. CONSIDERATIONS

LPP 7.4

LPP 7.5

LPP 7.8

LPP 8.2

LPP 8.3

NPPF

NPPF12

(2016) Local character

(2016) Public realm

(2016) Heritage assets and archaeology

(2016) Planning obligations

(2016) Community infrastructure levy

National Planning Policy Framework

NPPF - Conserving & enhancing the historic environment
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The application site forms part of The Old Vinyl Factory site for which outline consent was
granted under application reference 59872/APP/2012/1838.

Application reference 59872/APP/2013/3640 granted permission for a non-material
amendment to the scheme, due to the proposed revised phasing of the site, and some
revisions to documents. This resulted in changes to the wording of conditions 6, 18, 27,
and 32 of the original planning permission.

Application reference 59872/APP/2013/3775 granted a variation of the original outline
permission to allow variations to phasing of the approved development.

The Cabinet Building itself has an extant permission to be refurbished for office space
under planning application reference 51588/APP/2000/1827.

4. Planning Policies and Standards

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (March 2016)
National Planning Policy Framework

accommodate the increased demand for vinyl records. The proposed artwork has been
chosen to reflect the history of the site as the former EMI global manufacturing base for
vinyl record production.'

The proposed signage as a whole extends to a maximum width of approximately 50m
across the East elevation of the Cabinet Building. The overall height of the proposed
artwork extends to approximately 25m. The proposed material for the artwork consists of
breathable PVC mesh.

PT1.BE1 (2012) Built Environment

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

BE10

BE13

BE15

BE25

BE27

BE29

BE35

BE4

LE2

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Modernisation and improvement of industrial and business areas

Advertisements requiring express consent - size, design and location

Advertisement displays on business premises

Major development proposals adjacent to or visible from major road and rail
connections to Heathrow and central London

New development within or on the fringes of conservation areas

Development in designated Industrial and Business Areas

Part 2 Policies:

3.3 Relevant Planning History

Comment on Relevant Planning History
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LPP 4.4

LPP 7.4

LPP 7.5

LPP 7.8

LPP 8.2

LPP 8.3

NPPF

NPPF12

(2016) Managing Industrial Land and Premises

(2016) Local character

(2016) Public realm

(2016) Heritage assets and archaeology

(2016) Planning obligations

(2016) Community infrastructure levy

National Planning Policy Framework

NPPF - Conserving & enhancing the historic environment

Not applicable9th November 2016

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-
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2nd November 2016

6. Consultations

7.01

7.02

7.03

7.04

The principle of the development

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

There is no objection in principle to the proposed public artwork to improve the character of
the existing building, adjacent listed buildings and the Conservation Area.

Not applicable to this application.

The Council's Design and Conservation Officer has commented that 'This is a prominent
building located between two Locally Listed Buildings within the Botwell Thorn EMI
Conservation Area. The site is currently undergoing redevelopment, the wrap will screen
the eastern side of the building, which is yet to undergo refurbishment. No objection in
principle as the wrap will hide the existing unsightly facade, which is in poor condition.'

The proposed temporary wrap is therefore considered to improve the appearance of the
Conservation Area, as well as the setting of the adjacent locally listed buildings.

Not applicable to this application.

Internal Consultees

DESIGN AND CONSERVATION OFFICER
This is a prominent building located between two Locally Listed Buildings within the Botwell Thorn
EMI Conservation Area. The site is currently undergoing redevelopment, the wrap will screen the
eastern side of the building, which is yet to undergo refurbishment. No objection in principle as the
wrap will hide the existing unsightly facade, which is in poor condition. However, we would be keen
to encourage the building's owners to commence repair and refurbishment work before the expiry of
the 18 months period requested. If recommended for approval, a condition should be included
requiring the wrap to be removed and the building facade to be made good on the expiry of the
agreed time period.

Case Officer's comments:
Paragraph 206 of the National Planning Policy Framework states "Planning conditions should only
be imposed where they are necessary, relevant to planning and to the development to be permitted,
enforceable, precise and reasonable in all other respects." 

Whilst it would be preferable to see the building facade renovated, it is not considered that this work
is necessary or reasonable in relation to the current application for consent for a temporary building
wrap.

External Consultees

Site notices were posted at the site and an advertisement was posted in the local press on the 19th
of October 2016. In addition circa 110 adjacent residents and occupiers were consulted. No
objections or comments have been received.

HAYES CONSERVATION AREA ADVISORY PANEL
We have no objection to this temporary installation provided it is removed at the end of the 18 month
period.

MAIN PLANNING ISSUES7.
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7.05

7.07

7.08

7.09

7.10

7.11

7.12

7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

Not applicable to this application.

The Cabinet Building is located within the wider The Old Vinyl Factory site and therefore the
proposed wrap would mainly be screened from outside the site by the large existing
Record Store, UTC and Powerhouse buildings. As stated above the Council's Design and
Conservation Officer has raised no objection as the wrap will hide the existing unsightly
facade, which is in poor condition. The proposed image relates directly to history of the site
and is therefore deemed appropriate in this setting. 

The proposed temporary wrap is therefore considered to improve the character and
appearance of the area prior to the renovation of the building.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

Not applicable to this application.

None received.

Not applicable to this application.

Not applicable to this application.

None

8. Observations of the Borough Solicitor

General
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Members must determine planning applications having due regard to the provisions of the
development plan so far as material to the application, any local finance considerations so
far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and use
of land in the public interest. The considerations must fairly and reasonably relate to the
application concerned. 

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and also
the guidance contained in Probity in Planning, 2009.

Planning Conditions
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.

Planning Obligations
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related to
the scale and kind to the development (Regulation 122 of Community Infrastructure Levy
2010).

Equalities and Human Rights
Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have due regard to the need to eliminate discrimination, advance equality of
opportunities and foster good relations between people who have different protected
characteristics. The protected characteristics are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have due regard to the above goals means that members should
consider whether persons with particular protected characteristics would be affected by a
proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances.

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance
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None

10. CONCLUSION

This application is for temporary consent of 18 months for a 50m x 25m  banner wrap
around the eastern elevation of the Cabinet Building, which is located centrally within The
Old Vinyl Factory development site. The proposed artwork is an enlarged photograph of
historical pop culture showing fans at a Beatles concert. This wrap is intended to improve
the external appearance of the Cabinet Building prior to any renovation works at the site
taking place.

The impact of the temporary wrap on the character and appearance of the building and
locality, including the Conservation Area, is considered to be acceptable and as such the
application is considered to accord with policies BE4 and B13 of the Hillingdon Local Plan
(November 2012), the London Plan (March 2016) and the National Planning Policy
Framework and is therefore recommended for approval.

11. Reference Documents

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (March 2016)
National Planning Policy Framework

Ed Laughton 01895 250230Contact Officer: Telephone No:
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THE OLD VINYL FACTORY BLYTH ROAD HAYES 

Reserved Matters Application regarding the appearance and landscaping for
Phase 5 'The Music Box' (formerly the Record Stack) of The Old Vinyl Factory
site, as required by Conditions 2 and 3 of planning permission ref.
59872/APP/2013/3775 dated 31/07/2014.

20/05/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 59872/APP/2016/1930

Drawing Nos: BPL 506_T1 Deck level 2
BPL 507_T1 Deck levels 3, 4 & 5
BPL 508_T1 Deck level 6
5344 TOVF Car Park Design Statement Rev E (2)
5344-PL-07 Section Through Cladding rev B
5344-PL-08 Context Elevations
12606_10 Revised Reserved Matters Cover Letter
0245_SEW_RST_7000
0245_SEW_RST_7100
0245_SEW_RST_7101
0245_SEW_RST_7102
0245_SEW_RST_7103
0245_SEW_RST_7104
0245_SEW_RST_7105
0245_SEW_RST_2200
0245_SEW_RST_2201
0245_SEW_RST_2202
0245_SEW_Issue_Sheet_Planning
5344-PL-06 Elevations Sheet 2 of 2 rev G
BPL 501_T1 Section AA
BPL 502_T1 Section BB
BPL 503_T1 Section CC
BPL 510_T1 Elevations stair 1
BPL 511_T1 Elevations stair 2
BPL 504_T1 GF layout
BPL 505_T1 Deck level 1
5344-PL-05 Elevations Sheet 1 of 2 rev H

Date Plans Received: 11/08/2016

20/05/2016

Date(s) of Amendment(s):

24/05/2016Date Application Valid:

DEFERRED ON 16th November 2016 FOR FURTHER INFORMATION . 

This application has previously been presented to the Major Applications Planning Committee
on the 24th August 2016 and the 16th of November 2016. The resolution of the Committee on
the 24th of August 2016 was to approve the application, delegated to the Head of Planning and
Enforcement and subject to an agreement between the Committee Chairman and Opposition
Lead of an appropriate image for the proposed building's external cladding. However it was not
possible to agree an appropriate image and as such the application was again presented to
Major Applications Planning Committee with a proposed amended image on the 16th of
November 2016. Members were asked to consider whether the proposed amended image was

Agenda Item 7
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1. SUMMARY

The application seeks to discharge the reserved matters relating to appearance and
landscaping in compliance with conditions 2 and 3 of planning permission reference
59872/APP/2013/3775 for Phase 5 of The Old Vinyl Factory Masterplan: The Music Box
(previously known as the Record Stack). 

The application site forms part of The Old Vinyl Factory site for which outline consent was
granted under application reference 59872/APP/2012/1838, and varied under application
reference 59872/APP/2013/3775, for the mixed-use redevelopment of the site.

The original outline consent proposed a multi storey car park within a circular building in
this location. The current proposal is now for a rectangular building as the applicant has
stated:
'The design as approved for a circular car park with continuous curved ramp was found to
be unviable at technical design stage.'

The proposed development has been designed in accordance with the approved
parameter plans for the site and despite the change to the form of the proposal from that
permitted at outline stage, the design and appearance of the building is considered to have
a positive impact on the visual amenities of the surrounding area.

The overall development is in accordance with the outline consent. Therefore, the
application is recommended for approval.

APPROVAL  subject to the following: 

2. RECOMMENDATION 

acceptable, however Members decided that it was not and the application was deferred for a
new image to be proposed.

The Applicant has requested that Planning Committee consider the granting of consent for the
application with the addition of a condition requiring that a suitable image to be agreed in writing
with the Local Planning Authority (which would be referred to committee for approval) prior to
use of the building. This would enable the Applicant to enter into contractual arrangements and
begin work on construction of the development whilst an appropriate image is sourced and
submitted for consideration. This would prevent a scenario where delays in the carpark building
cause the site delays, as the carpark is required before various employment related phases of
the development can be started. The suggested wording of the condition is: 

"Notwithstanding the details shown on approved drawing 5344-PL-05 rev I and 5344-PL-06 rev
H, prior to the perforated metal panels being installed on site an image for the metal panels shall
be submitted to and agreed in writing with the Local Planning Authority. The approved design
shall then be implemented in accordance with the approved details prior to first use of the car
park.

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policies BE4 and BE13 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November
2012)".

The application is therefore recommended for approval subject to the attachment of the above
and originally proposed conditions.
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COM4

COM5

NONSC

Accordance with Approved Plans

General compliance with supporting documentation

Proposed Image

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers:
0245_SEW_RST_7000
0245_SEW_RST_7100
0245_SEW_RST_7101
0245_SEW_RST_7102
0245_SEW_RST_7103
0245_SEW_RST_7104
0245_SEW_RST_7105
0245_SEW_RST_2200
0245_SEW_RST_2201
0245_SEW_RST_2202
5344-PL-05 Rev H Elevations Sheet 1 of 2
5344-PL-06 Rev G Elevations Sheet 2 of 2
BPL 501_T1 Section AA
BPL 502_T1 Section BB
BPL 503_T1 Section CC
BPL 510_T1 Elevations stair 1
BPL 504_T1 GF layout
BPL 505_T1 Deck level 1
BPL 511_T1 Elevations stair 2
BPL 506_T1 Deck level 2
BPL 507_T1 Deck levels 3, 4 & 5
BPL 508_T1 Deck level 6
5344-PL-07 Rev B Section Through Cladding
5344-PL-08 Context Elevations
1615-181-100 Rev A
0245_SEW_RST_7100 Rev 01; and shall thereafter be retained/maintained for as long as
the development remains in existence.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012) and the London Plan (2016).

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:
5344 TOVF Car Park Design Statement Rev E
1615/181/MT/mt Parking Note
0245_SEW_RST_9001 Specification of Planting and Soft Works

Thereafter the development shall be retained/maintained in accordance with these details
for as long as the development remains in existence.

REASON
To ensure that the development complies with the objectives of the Hillingdon Local Plan:
Part Two Saved UDP Policies (November 2012) and the London Plan (2016).

Notwithstanding the details shown on approved drawing 5344-PL-05 rev I and 5344-PL-06
rev H, prior to the perforated metal panels being installed on site an image for the metal
panels shall be submitted to and agreed in writing with the Local Planning Authority. The

1

2

3
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approved design shall then be implemented in accordance with the approved details prior
to first use of the car park.

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policies BE4 and BE13 of the Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012).

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including
the London Plan (2016) and national guidance.

AM13

AM14

AM15

AM2

AM7

AM8

AM9

BE13

BE18

BE19

BE20

BE21

BE23

BE24

AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through (where
appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.

Priority consideration to pedestrians in the design and
implementation of road construction and traffic management
schemes
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

New development must improve or complement the character of the
area.
Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires the provision of adequate amenity space.

Requires new development to ensure adequate levels of privacy to
neighbours.
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BE25

BE3

BE38

BE4

LPP 2.13

LPP 2.17

LPP 2.6

LPP 2.7

LPP 2.8

LPP 3.1

LPP 3.9

LPP 4.1

LPP 4.2

LPP 4.3

LPP 4.4

LPP 5.1

LPP 5.10

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.14

LPP 5.15

LPP 5.2

LPP 5.21

LPP 5.3

LPP 5.6

LPP 5.7

LPP 5.8

LPP 6.1

LPP 6.10

LPP 6.13

LPP 6.3

LPP 6.5

LPP 6.7

LPP 6.9

LPP 7.1

LPP 7.15

LPP 7.2

LPP 7.3

LPP 7.4

LPP 7.5

LPP 7.6

LPP 7.7

LPP 7.8

LPP 7.9

LPP 8.1

Modernisation and improvement of industrial and business areas

Investigation of sites of archaeological interest and protection of
archaeological remains
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
New development within or on the fringes of conservation areas

(2016) Opportunity Areas and Intensification Areas

(2016) Strategic Industrial Locations

(2016) Outer London: vision and strategy

(2016) Outer London: Economy

(2016) Outer London: Transport

(2016) Ensuring equal life chances for all

(2016) Mixed and Balanced Communities

(2016) Developing London's economy

(2016) Offices

(2016) Mixed use development and offices

(2016) Managing Industrial Land and Premises

(2016) Climate Change Mitigation

(2016) Urban Greening

(2016) Green roofs and development site environs

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Water quality and wastewater infrastructure

(2016) Water use and supplies

(2016) Minimising Carbon Dioxide Emissions

(2016) Contaminated land

(2016) Sustainable design and construction

(2016) Decentralised Energy in Development Proposals

(2016) Renewable energy

(2016) Innovative energy technologies

(2016) Strategic Approach

(2016) Walking

(2016) Parking

(2016) Assessing effects of development on transport capacity

(2016) Funding Crossrail and other strategically important transport
infrastructure
(2016) Better Streets and Surface Transport

(2016) Cycling

(2016) Lifetime Neighbourhoods

(2016) Reducing and managing noise, improving and enhancing the
acoustic environment and promoting appropriate soundscapes.
(2016) An inclusive environment

(2016) Designing out crime

(2016) Local character

(2016) Public realm

(2016) Architecture

(2016) Location and design of tall and large buildings

(2016) Heritage assets and archaeology

(2016) Heritage-led regeneration

(2016) Implementation

Page 21



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

I59

I60

Councils Local Plan : Part 1 - Strategic Policies

Cranes

3

4

5

3.1 Site and Locality

The whole of The Old Vinyl Factory (TOVF) site consists of approximately 6.6 hectares of
land set in an irregular quadrilateral shaped site. The multi-phase site was originally
constructed between 1907 and 1935 by the Gramophone Company and was later the
production centre of EMI Ltd, producing the majority of vinyl records for distribution
worldwide. Associated record production works had ceased by the 1980s after which time
the site has been largely vacant with many buildings falling into disrepair. 

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon Unitary
Development Plan - Saved Policies September 2007), then London Plan Policies (2016).
On the 8th November 2012 Hillingdon's Full Council agreed the adoption of the Councils
Local Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved policies
from the old Unitary Development (which was subject to a direction from Secretary of
State in September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

Cranes
Given the nature of the proposed development it is possible that a crane may be required
during its construction. We would, therefore, draw the applicant's attention to the
requirement within the British Standard Code of Practice for the safe use of Cranes, for
crane operators to consult the aerodrome before erecting a crane in close proximity to an
aerodrome. This is explained further in Advice Note 4, 'Cranes and Other Construction
Issues' (available at http://www.aoa.org.uk/policysafeguarding.htm

In dealing with the application the Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We
have made available detailed advice in the form of our statutory policies from the 'Saved'
UDP 2007,  Local Plan Part 1, Supplementary Planning Documents, Planning Briefs and
other informal written guidance, as well as offering a full pre-application advice service, in
order to ensure that the applicant has been given every opportunity to submit an
application which is likely to be considered favourably.

3. CONSIDERATIONS

LPP 8.2

LPP 8.3

OE1

OE11

OE3

OE5

R17

R7

(2016) Planning obligations

(2016) Community infrastructure levy

Protection of the character and amenities of surrounding properties
and the local area
Development involving hazardous substances and contaminated
land - requirement for ameliorative measures
Buildings or uses likely to cause noise annoyance - mitigation
measures
Siting of noise-sensitive developments

Use of planning obligations to supplement the provision of recreation,
leisure and community facilities
Provision of facilities which support arts, cultural and entertainment
activities
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The Reserved Matters application site (The Music Box - previously known as the Record
Stack) has an area of approximately 0.9 hectares and is located to the west within the
wider site, directly to the south of The Veneer Store and The Veneer Building. The wider
site is bounded by Blyth Road to the north and by the Great Western Mainline railway to the
South, with Hayes and Harlington rail station 420 metres to the east of the site. Opposite
the site on Blyth Road lies the Grade II Listed Enterprise House, an eight storey former
office building, together with a variety of industrial and office buildings. The wider area is a
mixture of residential, industrial and office uses with Hayes Town Centre located to the
northeast of the site.

The wider site excludes the three largest employment buildings located to the south of the
site, The Shipping Building, The Cabinet Building and The Record Store. This is because
the refurbishment of these buildings has already been approved in earlier permissions. 

Many of the existing buildings are in a derelict condition arising from long term vacancy.
They require a substantial investment to return them to a habitable and thus lettable state.
The public realm is dominated by a large extent of tarmac surfacing providing for surface
car parking.

Much of the application site, as well as The Record Store, The Cabinet Building and The
Shipping Building, which lie immediately outside of the application boundary, is situated
within a Developed Area, The Botwell: Thorn EMI Conservation Area and partly within a
Industrial and Business Area, as identified in the Policies of the Hillingdon Local Plan
(November 2012) and a Strategic Industrial Location (SIL) as designated within the London
Plan.

3.2 Proposed Scheme

In accordance with the outline planning consent, the building will be used as a multi-storey
car park with a commercial element provided at ground floor level to provide an active
frontage. The proposed building would be 7 staggered storeys in height, with the
suspended floors arranged at half-storey height to suit the split level design. The full height
of the building is 54.620m AOD to the top of the lift overrun, while the main cladding rises to
51.23m AOD. This equates to a height of 22.6m above ground level to the top of the lift
overrun. The overall height is within the approved maximum height parameter.

The car park is served by 2 pedestrian staircase cores with enclosed lobbies, one on each
side of the building. The core on the north east elevation includes a lift. The building will be
clad in perforated panels that will make use of different sized punched holes to depict an
enlarged and stylised photograph of historical pop culture. The image will feature on the
whole of the south east elevation, and return down both sides of the building as far as the
stair cores. The remainder of the elevations will comprise plain (non-image) perforated
panels, with the word VINYL picked out on the west corner in reference to the wider
development.

Vehicular entrance and egress is located at the North corner of the building, ensuring
minimal impact upon the street and highways design of the wider development. Pedestrian
access/egress at ground level is via either the lobbies or shared access alongside the
vehicular entry/exit. Disabled parking is located on the lower floors adjacent to the
circulation core containing the lift and in the surrounding surface car parking. Internal
circulation follows a rational arrangement designed by the car park specialists at Bourne
Parking. The layout of the building has been aligned with the geometry of the Veneer Store
and Veneer Building.
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The application site forms part of The Old Vinyl Factory site for which outline consent was
granted under application reference 59872/APP/2012/1838.

Application reference 59872/APP/2013/3640 granted permission for a non-material
amendment to the scheme, due to the proposed revised phasing of the site, and some
revisions to documents. This resulted in changes to the wording of conditions 6, 18, 27,
and 32 of the original planning permission.

Application reference 59872/APP/2013/3775 granted a variation of the original outline
permission to allow variations to phasing of the approved development.

Application reference 59872/APP/2016/1931 granted a Non-material Amendment to
planning permission ref: 59872/APP/2013/3775 to amend the approved parameter plans in
connection with the Music Box development.

This reserved matters application is therefore submitted as Phase 5 of the revised
application, as allowed as per application reference 59872/APP/2013/3775.

4. Planning Policies and Standards

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (March 2016)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Noise

Each parking floor has an area of approximately 1,585m2 to the inside of the main
structure including circulation cores. The gross internal floor area for the whole building is
11,094m2. A commercial unit is proposed to the east of the main car park. The gross
internal area of the commercial unit is 118m2.

- Parking numbers

Within the Music Box multi-storey car park:
Standard/brown badge spaces: 412 including 95 electric vehicle charging
Accessible: 12
Total: 424 within car park

Surface spaces outside of MSCP:
Standard spaces: 28
Accessible: 20
Motorcycle: 24
Total: 49 surface car parking spaces

Total parking in this development phase is 473 car parking spaces and 24 motorcycle
parking spaces.

The proposed commercial unit is approximately 118 sqm, and would initially be used as the
site/sales office (Class B1), eventually being transformed into a retail unit of (Class A1).
The open plan layout provides an adaptable space, suited for changing the use.

3.3 Relevant Planning History

Comment on Relevant Planning History
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Hillingdon Supplementary Planning Document - Planning Obligations
Hillingdon Supplementary Planning Guidance - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Land Contamination

PT1.BE1

PT1.CI1

PT1.CI2

PT1.E1

PT1.E6

PT1.E7

PT1.EM1

PT1.EM4

PT1.EM5

PT1.EM6

PT1.EM7

PT1.EM8

PT1.H1

PT1.HE1

PT1.T1

(2012) Built Environment

(2012) Community Infrastructure Provision

(2012) Leisure and Recreation

(2012) Managing the Supply of Employment Land

(2012) Small and Medium-Sized Enterprises (SME)

(2012) Raising Skills

(2012) Climate Change Adaptation and Mitigation

(2012) Open Space and Informal Recreation

(2012) Sport and Leisure

(2012) Flood Risk Management

(2012) Biodiversity and Geological Conservation

(2012) Land, Water, Air and Noise

(2012) Housing Growth

(2012) Heritage

(2012) Accessible Local Destinations

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

AM13

AM14

AM15

AM2

AM7

AM8

AM9

AM13 Increasing the ease of movement for frail and elderly people and people with
disabilities in development schemes through (where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street furniture schemes

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Development proposals - assessment of traffic generation, impact on congestion
and public transport availability and capacity

Consideration of traffic generated by proposed developments.

Priority consideration to pedestrians in the design and implementation of road
construction and traffic management schemes

Provision of cycle routes, consideration of cyclists' needs in design of highway

Part 2 Policies:
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BE13

BE18

BE19

BE20

BE21

BE23

BE24

BE25

BE3

BE38

BE4

LPP 2.13

LPP 2.17

LPP 2.6

LPP 2.7

LPP 2.8

LPP 3.1

LPP 3.9

LPP 4.1

LPP 4.2

LPP 4.3

LPP 4.4

LPP 5.1

LPP 5.10

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.14

LPP 5.15

LPP 5.2

LPP 5.21

LPP 5.3

LPP 5.6

LPP 5.7

LPP 5.8

LPP 6.1

improvement schemes, provision of cycle  parking facilities

New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

New development must improve or complement the character of the area.

Daylight and sunlight considerations.

Siting, bulk and proximity of new buildings/extensions.

Requires the provision of adequate amenity space.

Requires new development to ensure adequate levels of privacy to neighbours.

Modernisation and improvement of industrial and business areas

Investigation of sites of archaeological interest and protection of archaeological
remains

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

New development within or on the fringes of conservation areas

(2016) Opportunity Areas and Intensification Areas

(2016) Strategic Industrial Locations

(2016) Outer London: vision and strategy

(2016) Outer London: Economy

(2016) Outer London: Transport

(2016) Ensuring equal life chances for all

(2016) Mixed and Balanced Communities

(2016) Developing London's economy

(2016) Offices

(2016) Mixed use development and offices

(2016) Managing Industrial Land and Premises

(2016) Climate Change Mitigation

(2016) Urban Greening

(2016) Green roofs and development site environs

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Water quality and wastewater infrastructure

(2016) Water use and supplies

(2016) Minimising Carbon Dioxide Emissions

(2016) Contaminated land

(2016) Sustainable design and construction

(2016) Decentralised Energy in Development Proposals

(2016) Renewable energy

(2016) Innovative energy technologies

(2016) Strategic Approach

Page 26



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

LPP 6.10

LPP 6.13

LPP 6.3

LPP 6.5

LPP 6.7

LPP 6.9

LPP 7.1

LPP 7.15

LPP 7.2

LPP 7.3

LPP 7.4

LPP 7.5

LPP 7.6

LPP 7.7

LPP 7.8

LPP 7.9

LPP 8.1

LPP 8.2

LPP 8.3

OE1

OE11

OE3

OE5

R17

R7

(2016) Walking

(2016) Parking

(2016) Assessing effects of development on transport capacity

(2016) Funding Crossrail and other strategically important transport infrastructure

(2016) Better Streets and Surface Transport

(2016) Cycling

(2016) Lifetime Neighbourhoods

(2016) Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes.

(2016) An inclusive environment

(2016) Designing out crime

(2016) Local character

(2016) Public realm

(2016) Architecture

(2016) Location and design of tall and large buildings

(2016) Heritage assets and archaeology

(2016) Heritage-led regeneration

(2016) Implementation

(2016) Planning obligations

(2016) Community infrastructure levy

Protection of the character and amenities of surrounding properties and the local
area

Development involving hazardous substances and contaminated land -
requirement for ameliorative measures

Buildings or uses likely to cause noise annoyance - mitigation measures

Siting of noise-sensitive developments

Use of planning obligations to supplement the provision of recreation, leisure and
community facilities

Provision of facilities which support arts, cultural and entertainment activities

Not applicable6th July 2016

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-
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29th June 2016

6. Consultations

Internal Consultees

CONSERVATION AND DESIGN OFFICER
These proposals have been subject to pre-application discussion. Whilst the loss of the original
circular record stack design concept is regretted, the current proposal retains the spirit of the design
and would be appropriate within the context of the site. It is noted that the previously agreed high
quality materials are taken thorough with regards to the hard landscaping for this part of the site,
although ideally, more soft landscaping should be included at the base of the building. Other than
this, no objection. 

S106 OFFICER
No comments or objections.

SUSTAINABILITY OFFICER
No objection

External Consultees

Consultation letters were sent to circa 145 local owner/occupiers, the Hayes Conservation Area
Advisory Panel and the Hayes Town Centre Residents Association on 07/06/2016. The application
was also advertised by way of site and press notices. No responses have been received other than
from the Hayes Conservation Area Advisory Panel.

HAYES CONSERVATION AREA ADVISORY PANEL
We are dismayed that the complete redesign of this building is being treated as 'reserved matters'
and not as a new planning application. The Record Stack building, approved in outline as part of the
original proposals put forward for this site, had a quirky charm that was in complete contrast to the
monolithic blocks proposed for the remainder of the new buildings on the site. The present
application proposes to replace it with the Music Box, yet another ugly rectangular block that appears
to have a larger footprint than the Record Stack. We do not consider the new proposal acceptable
as it makes no positive contribution to the overall look and feel of this Conservation Area site. The
proposed cladding adds insult to injury as it does nothing to soften the appearance of the building.
We do not consider this an appropriate proposal and hope that it will be refused permission.

HEATHROW AIRPORT LIMITED (HAL)
We have now assessed the proposed Appearance and Landscaping for the above application
against safeguarding criteria, and I can now recommend that these conditions are discharged from
a Heathrow Airport Ltd point of view. However, we would like to make the following observation:

Cranes
Given the nature of the proposed development it is possible that a crane may be required during its
construction. We would, therefore, draw the applicant's attention to the requirement within the British
Standard Code of Practice for the safe use of Cranes, for crane operators to consult the aerodrome
before erecting a crane in close proximity to an aerodrome. This is explained further in Advice Note
4, 'Cranes and Other Construction Issues' (available at
http://www.aoa.org.uk/policysafeguarding.htm

METROPOLITAN POLICE
I do not have any objections to this. I have seen the detail and it doesn't affect the Secure by Design
advice.
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7.01

7.02

7.03

The principle of the development

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

As stated in the assessment of the original outline application, the site was largely vacant,
with the exception of part of the Shipping Building which was refurbished following the
granting of planning permission in 2001. The applicant has provided a detailed and
confidential review of the measures taken to market the immediately available Shipping
Building and the Cabinet Building, with both offers struggling to attract tenants. The report
concludes that including a mixed use residential, retail and leisure offerings alongside the
employment land within the scheme would improve the attractiveness of the commercial
offer to potential B1 occupiers.

The proposed development was approved within this area of the site as part of the outline
consent for the redevelopment of the wider site. Approved as part of the outline consent
was a set of parameter plans, which included the parameters within which the buildings
should be located. These plans were amended under application reference
59872/APP/2016/1931. The proposed building is in accordance with the approved
parameter plans in terms of height and footprint and as such, the use and scale of the
building would be in accordance with the approved parameter plans which established the
principle of the development as acceptable.

The principle of the development has already been approved at outline stage and is
considered acceptable and appropriate. The change to the form of the building falls under
appearance and is a reserved matter under consideration as part of this application.

The application seeks reserved matters approval relating to appearance and landscaping
for a car park and commercial unit. Density is not therefore deemed to be a relevant
consideration.

The impact on the heritage of the borough was considered as part of the originally

ENVIRONMENTAL PROTECTION UNIT (EPU)
EPU have no adverse comments on this proposal.

HIGHWAYS
There is no objection to this application from the highways viewpoint.

LANDSCAPE ARCHITECT
I confirm that drawing Nos 0245_RST_SEW_7000, 7101-7105 and 0245_SEW_RST_2200-2202
are acceptable. However, there is no supporting documentation in the form of Landscape
Specification and Landscape Management/Maintenance Specifications (as required by the reserved
matters/conditions). These are required to ensure that best practice is followed to secure the
appropriate preparation, planting and subsequent establishment of the soft landscape.

Case Officers comments:
These documents have subsequently been submitted and the Council's Landscape Architect has
confirmed their acceptability.

FLOOD AND WATER MANAGEMENT OFFICER
This information complies with the overall strategy discharge rates.

It is appreciated the drawings have been updated to show the permeable paving to the south of the
site and provide equivalent savings where the permeable paving could not be implemented where
originally intended.

MAIN PLANNING ISSUES7.
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7.04

7.05

7.07

7.08

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

approved outline application, and was considered acceptable, subject to conditions. The
proposed building is not considered to impact on this previous assessment.

The proposed development is within the height parameters approved. NATS Safeguarding
have reviewed the application and raise no objection to the application from an airport
safeguarding perspective. Advice regarding the use of Cranes will be added as an
informative to any approval of the application.

As such, it is considered that the proposal would not impact on the safe operation of any
airport.

The site is not located within the Green Belt, so there are no Green Belt issues relating to
this application.

The original outline application for the wider TOVF site proposed a circular car park in this
location. However the consideration of appearance and layout for the proposed building
were reserved and are now being put forward for consideration by the applicant as part of
this reserved matters consent. The approved parameters plans for the site have been
amended under a non-material amendment application reference 59872/APP/2016/1931.
The changes to the parameter plans results in the proposed rectangular car park now
falling within the set parameters for the site, however application reference
59872/APP/2016/1931 did not permit the principle of a rectangular building over a circular
building in this location, it is the purpose of the current reserved matters application for
appearance and landscaping to consider the acceptability of such a scheme.

The applicant has stated within the supporting information submitted with the proposals
that;
'The design as approved for a circular car park with continuous curved ramp was found to
be unviable at technical design stage.' 

As such they have amended the proposed building to a more standard rectangular form.
Whilst the change from a circular to a rectangular building would make the proposal less
unique as a built form, it is the purpose of this application to determine whether the
proposed building is deemed an acceptable form of development. 

The Council's Conservation and Design Officer has reviewed the details submitted with the
application and has been party to pre-application discussions. They acknowledge that
whilst the loss of the original circular record stack design concept is regretted from a
design perspective, the current proposal 'retains the spirit of the design and would be
appropriate within the context of the site. It is noted that the previously agreed high quality
materials are taken thorough with regards to the hard landscaping for this part of the site.'

As such they raise no objection to the proposed design of the building.

The building will be clad in perforated panels that will make use of different sized punched
holes to depict an enlarged and stylised photograph of historical pop culture. The image will
feature on the whole of the south east elevation, and return down both sides of the building
as far as the stair cores. The remainder of the elevations will comprise plain (non-image)
perforated panels, with the word VINYL picked out on the west corner in reference to the
wider development.
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7.09

7.10

7.11

7.12

7.13

7.14

7.15

7.16

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

Urban design, access and security

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

The building proposed is located within the wider TOVF site. It should be noted that the
consideration of potential impacts upon neighbours formed part of the assessment of the
outline application. Matters considered include the construction impacts; traffic and car
parking; noise and general disturbance; overlooking, outlook and overshadowing. The
reserved matters are consistent with the details and principles considered at the outline
stage which were considered acceptable on balance.

As such, the scheme is considered to be acceptable. The scheme accords with the UDP
policies and design guidance which seek to protect the amenity of neighbours.

The application is not for residential accommodation; accordingly this consideration is not
relevant. 

The scheme will accord with relevant health and safety and disabled access requirements.

It is proposed that within the Music Box multi-storey car park there will be 412 car parking
spaces, including 95 electric vehicle charging spaces and 12 accessible spaces. External
to the building 28 standard spaces are proposed, with 20 accessible spaces and 24
motorcycle spaces.

The Council's Highways Engineer has reviewed the proposal, including the layout of the
building and the quantum of parking proposed and has raised no objection to the proposals.

Details of security measures, including CCTV are required by Condition 26 attached to the
outline consent.

The Council's Access Officer was consulted as part of the application process and has
raised no objection to the proposals.

The application is not for residential accommodation, accordingly this consideration is not
relevant.

The Council's Landscape Architect has reviewed the proposals and following the
submission of further information in the form of Landscape Specification and Landscape
Management/Maintenance Specification has raised no objections to the proposals.

In relation to waste management, Policy 5.17 of the London Plan requires that new
developments provide adequate facilities for the storage of waste and recycling. 

There is sufficient room within the commercial unit to accommodate appropriate waste and
recycling facilities.

The Council's Sustainability originally commented that the proposed stairwells don't have
any cladding and seem to be 'dead space'. As such they encouraged the applicant to
consider additional planting in the manner of living screens up these sections. 

The request for 'living walls' in these locations was passed to the applicant who provided
the following response:
'The stair cores are clad with a combination of powder coated profiled aluminium and pre-

Page 31



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

7.17

7.18

7.19

7.20

7.21

7.22

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

cast concrete. The stairs deliberately emphasis the vertical circulation within the building
and will not be dead space but will be the main pedestrian entrance and exits for the
building. The proposed materials and sculptural form are considered in keeping with
principles of the masterplan and in particular the design of the stairs on the Boiler House.

I am not convinced that a green wall would be appropriate. One of the stairs cores is north
facing and a green wall of this height would be quite difficult to make work and would prove
to be very expensive. In addition the maintenance cost of a green wall would be unviable for
this building.'

This information was relayed to the Council's Sustainability Officer, who noted that there is
no requirement for living walls within the planning conditions and to insist on their inclusion
may be unreasonable. As such they have raised no objections to the proposals as
submitted.

The Council's Flood and Water Management Officer has been consulted as part of the
application process and they have raised no objections to the proposals. 

Flood risk and the drainage of the site, including sustainable drainage was considered as
part of the originally approved outline application, and was considered acceptable, subject
to conditions. The proposed development does not impact on this previous assessment
and flooding matters will require acceptable resolution in order to discharge the conditions
attached to the outline consent.

The Council's Environmental Protection Unit have been consulted as part of the application
process and have raised no objection to the proposals.

Conditions were attached to the outline consent that cover air quality and noise issues.

No comments were received from neighbouring occupiers. The comments received from
the Hayes Conservation Area Advisory Panel are noted and it is agreed that the loss of the
circular building is regrettable in design terms. However the Council's Conservation and
Design Officer has reviewed the proposals and raised no objection to the development.
The proposed cladding is considered to help soften and improve the design of the building,
which is a multi-storey car park. These buildings are functional in nature and form and the
proposed cladding is considered to improve and add interest to the appearance of the
building.

The planning obligations for the development of the site were secured as part of the Outline
Planning Permission and the subsequent application to vary the phasing.

No enforcement action is required in relation to this application.

None

8. Observations of the Borough Solicitor

General
Members must determine planning applications having due regard to the provisions of the
development plan so far as material to the application, any local finance considerations so
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far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and use
of land in the public interest. The considerations must fairly and reasonably relate to the
application concerned. 

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and also
the guidance contained in Probity in Planning, 2009.

Planning Conditions
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.

Planning Obligations
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related to
the scale and kind to the development (Regulation 122 of Community Infrastructure Levy
2010).

Equalities and Human Rights
Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have due regard to the need to eliminate discrimination, advance equality of
opportunities and foster good relations between people who have different protected
characteristics. The protected characteristics are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have due regard to the above goals means that members should
consider whether persons with particular protected characteristics would be affected by a
proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances.

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance

None
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10. CONCLUSION

The application seeks to discharge the reserved matters relating to appearance and
landscaping in compliance with conditions 2 and 3 of planning permission reference
59872/APP/2013/3775 for Phase 5 of The Old Vinyl Factory Masterplan: The Music Box
(previously known as the Record Stack). 

The application site forms part of The Old Vinyl Factory site for which outline consent was
granted under application reference 59872/APP/2012/1838, and varied under application
reference 59872/APP/2013/3775, for the mixed-use redevelopment of the site.

The original outline consent proposed a multi storey car park within a circular building in
this location. The current proposal is now for a rectangular building as the applicant has
stated:
'The design as approved for a circular car park with continuous curved ramp was found to
be unviable at technical design stage.'

The proposed development has been designed in accordance with the approved
parameter plans for the site and despite the change to the form of the proposal from that
permitted at outline stage, the design and appearance of the building is considered to have
a positive impact on the visual amenities of the surrounding area.

The overall development is in accordance with the outline consent. Therefore, the
application is recommended for approval.

11. Reference Documents

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (March 2016)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Noise
Hillingdon Supplementary Planning Document - Planning Obligations
Hillingdon Supplementary Planning Guidance - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Land Contamination

Ed Laughton 01895 250230Contact Officer: Telephone No:
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Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

RUISLIP BOWLS CLUB, MANOR FARM BURY STREET RUISLIP 

PROPOSED DEMOLITION OF 2 NO. SHEDS, SINGLE STOREY
EXTENSION TO EXISTING PAVILION, ERECTION OF DETACHED
BUILDING FOR STORAGE / LOCKER ROOM USE AND ASSOCIATED
EXTERNAL WORKS

18/10/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 45220/APP/2016/3857

Drawing Nos: 2016/D/186/P/007 Rev.A (Proposed Elevations)
Design and Access Statement v.1 dated September 2016 (ref:
2016/D/186/P)
Heritage Statement v.1 dated October 2016 (ref: 2016/D/186/P/0.5)
2016/D/186/P/001 (Site Location Plan)
2016/D/186/P/002 (Existing Site Plan)
2016/D/186/P/006 (Existing Bowls Club Elevations)
2016/D/186/P/004 Rev.A (Proposed Bowls Pavilion Plan)
2016/D/186//P/005 Rev.A (Existing & Proposed Bowls Pavilion Roof Plans)
2016/D/185/P/003 (Proposed Site Plan)

Date Plans Received: Date(s) of Amendment(s):

1. SUMMARY

This application seeks full planning permission for the extension of the existing clubhouse
building, demolition of two storage sheds and the erection of a stand alone building to
accommodate lockers and storage at Ruislip Bowls Club.

No objections are raised to the principle of the development in this location and it is not
considered that the development would have any significant adverse impact on visual or
residential amenity.

The proposal is considered to comply with relevant local, London Plan and national
planning policies and, accordingly, approval is recommended.

SP01

COM3

Council Application Standard Paragraph

Time Limit

(This authority is given by the issuing of this notice under Regulation 3 of the Town and
Country Planning General Regulations 1992 and shall enure only for the benefit of the
land).

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

1

2

2. RECOMMENDATION 

18/10/2016Date Application Valid:

That delegated powers be given to the Head of Planning and Enforcement to

grant planning permission following expiry of the consultation period on 07/12/16,

subject to no new matters arising that have not already been addressed in this

report.

Agenda Item 8
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COM4

COM7

COM8

Accordance with Approved Plans

Materials (Submission)

Tree Protection

REASON
To comply with Section 91 of the Town and Country Planning Act 1990.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers 2016/D/186/P/001,
2016/D/185/P/003, 2016/D/186/P/004 Rev.A, 2016/D/186//P/005 Rev.A &
2016/D/186/P/007 Rev.A, and shall thereafter be retained/maintained for as long as the
development remains in existence.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012) and the London Plan (2016).

No development shall take place until details of the following have been submitted to and
approved in writing by the Local Planning Authority:

i) samples of materials for the external elevations/roof;
ii) design details of the windows and doors; and
iii) the design of the forecourt walls and handrails.

Thereafter the development shall be constructed in accordance with the approved details
and be retained as such.

Details should include information relating to make, product/type, colour and
photographs/images.

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policies BE4, BE10, BE13 and BE15 of the Hillingdon Local Plan: Part Two Saved UDP
Policies (November 2012).

No site clearance or construction work shall take place until the details have been
submitted to, and approved in writing by, the Local Planning Authority with respect to:

1. A method statement outlining the sequence of development on the site including
demolition, building works and tree protection measures.

2. Detailed drawings showing the position and type of fencing to protect the entire root
areas/crown spread of trees, hedges and other vegetation to be retained shall be
submitted to the Local Planning Authority for approval. No site clearance works or
development shall be commenced until these drawings have been approved and the
fencing has been erected in accordance with the details approved. Unless otherwise
agreed in writing by the Local Planning Authority such fencing should be a minimum height
of 1.5 metres.

Thereafter, the development shall be implemented in accordance with the approved
details. The fencing shall be retained in position until development is completed.
The area within the approved protective fencing shall remain undisturbed during the
course of the works and in particular in these areas:
2.a There shall be no changes in ground levels;

3

4

5
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COM10 Tree to be retained

2.b No materials or plant shall be stored;
2.c No buildings or temporary buildings shall be erected or stationed.
2.d No materials or waste shall be burnt; and.
2.e No drain runs or other trenches shall be dug or otherwise created, without the prior
written consent of the Local Planning Authority.

REASON
To ensure that trees and other vegetation can and will be retained on site and not
damaged during construction work and to ensure that the development conforms with
policy BE38 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

Trees, hedges and shrubs shown to be retained on the approved plan shall not be
damaged, uprooted, felled, lopped or topped without the prior written consent of the Local
Planning Authority. If any retained tree, hedge or shrub is removed or severely damaged
during construction, or is found to be seriously diseased or dying another tree, hedge or
shrub shall be planted at the same place or, if planting in the same place would leave the
new tree, hedge or shrub susceptible to disease, then the planting should be in a position
to be first agreed in writing with the Local Planning Authority and shall be of a size and
species to be agreed in writing by the Local Planning Authority and shall be planted in the
first planting season following the completion of the development or the occupation of the
buildings, whichever is the earlier. Where damage is less severe, a schedule of remedial
works necessary to ameliorate the effect of damage by tree surgery, feeding or
groundwork shall be agreed in writing with the Local Planning Authority. New planting
should comply with BS 3936 (1992) 'Nursery Stock, Part 1, Specification for Trees and
Shrubs' 
Remedial work should be carried out to BS BS 3998:2010 'Tree work -
Recommendations' and BS 4428 (1989) 'Code of Practice for General Landscape
Operations (Excluding Hard Surfaces)'. The agreed work shall be completed in the first
planting season following the completion of the development or the occupation of the
buildings, whichever is the earlier.

REASON
To ensure that the trees and other vegetation continue to make a valuable contribution to
the amenity of the area in accordance with policy BE38 of the Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012) and to comply with Section 197 of the Town
and Country Planning Act 1990.

6

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
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I59

I15

Councils Local Plan : Part 1 - Strategic Policies

Control of Environmental Nuisance from Construction Work

3

4

Supplementary Planning Guidance, and to all relevant material considerations, including
The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance.

On this decision notice policies from the Councils Local Plan: Part 1 - Strategic Policies
appear first, then relevant saved policies (referred to as policies from the Hillingdon Unitary
Development Plan - Saved Policies September 2007), then London Plan Policies (2016).
On the 8th November 2012 Hillingdon's Full Council agreed the adoption of the Councils
Local Plan: Part 1 - Strategic Policies. Appendix 5 of this explains which saved policies
from the old Unitary Development (which was subject to a direction from Secretary of
State in September 2007 agreeing that the policies were 'saved') still apply for
development control decisions.

Nuisance from demolition and construction works is subject to control under The Control
of Pollution Act 1974, the Clean Air Acts and other related legislation. In particular, you
should ensure that the following are complied with:-

A. Demolition and construction works which are audible at the site boundary shall only be
carried out between the hours of 08.00 and 18.00 hours Monday to Friday and between
the hours of 08.00 hours and 13.00 hours on Saturday. No works shall be carried out on
Sundays, Bank or Public Holidays.

B. All noise generated during such works shall be controlled in compliance with British
Standard Code of Practice BS 5228:2009.

C. Dust emissions shall be controlled in compliance with the Mayor of London's Best
Practice Guidance' The Control of dust and emissions from construction and demolition.

D. No bonfires that create dark smoke or nuisance to local residents.

You are advised to consult the Council's Environmental Protection Unit
(www.hillingdon.gov.uk/noise Tel. 01895 250155) or to seek prior approval under Section
61 of the Control of Pollution Act if you anticipate any difficulty in carrying out construction
other than within the normal working hours set out in (A) above, and by means that would
minimise disturbance to adjoining premises.

BE1

BE4

BE10

BE13

BE15

BE19

BE38

OE1

AM7

AM14

Development within archaeological priority areas

New development within or on the fringes of conservation areas

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

New development must improve or complement the character of the
area.
Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of the character and amenities of surrounding properties
and the local area
Consideration of traffic generated by proposed developments.

New development and car parking standards.
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3.1 Site and Locality

The application site comprises an approximately 0.28 hectare broadly square shaped plot,
located on the north east side of Bury Street in Ruislip. It accommodates a bowling green
and its timber construction clubhouse/pavilion, storage sheds, landscaping, and ancillary
facilities.

Its boundaries are defined by well maintained hedges. The bowling green sits within the
wider Manor Farm complex and is bounded to the north west by Manor Farm Library; to the
north east by public open space, beyond which is a public car park and residential
properties; to the south east by a pond; and to the south west by Bury Street, beyond which
are residential properties.

The entire site falls within the Ruislip Village Conservation Area. Manor Farm Library
occupies a Grade II Listed Building. The public open space to the north west comprises
Ruislip Motte & Bailey, a Scheduled Ancient Monument. A Grade II listed property is also
located on the opposite side of Bury Street.

The site has no relevant planning history.

4. Planning Policies and Standards

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (2015)
National Planning Policy Framework
Hillingdon Supplementary Planning Document: Accessible Hillingdon

3.2 Proposed Scheme

This application seeks full planning permission for the extension of the existing
clubhouse/pavilion building, the demolition of two small storage sheds and the erection of a
new stand alone building for use for lockers and storage.

The proposed extension, which would be to the front elevation, would measure
approximately 4.5m by 9m. Its plain tile pitched roof would be in keeping with that of the
original building. It would provide approximately 48m2 of additional floorspace and it would
be finished in wayne lap timber cladding to match the existing.

Two new paved patio areas would be provided to either side of the proposed extension to
replace that which would be lost to the front of the building.

Two small sheds to the north east of the clubhouse building would be demolished and
replaced with a new approximately 5.3m by 5m new building. This would have a pitched
roof with a maximum height of approximately 3.4m and would accommodate an
approximately 8.4m2 locker room and an approximately 10.4m2 greenkeeper's store. It
would be finished in shiplap timber with plain roof tiles to match the clubhouse building.

UDP / LDF Designation and London Plan

3. CONSIDERATIONS

3.3 Relevant Planning History

Comment on Relevant Planning History
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PT1.BE1

PT1.CI2

PT1.EM5

PT1.HE1

(2012) Built Environment

(2012) Leisure and Recreation

(2012) Sport and Leisure

(2012) Heritage

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

BE1

BE4

BE10

BE13

BE15

BE19

BE38

OE1

AM7

AM14

Development within archaeological priority areas

New development within or on the fringes of conservation areas

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

New development must improve or complement the character of the area.

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

Protection of the character and amenities of surrounding properties and the local
area

Consideration of traffic generated by proposed developments.

New development and car parking standards.

Part 2 Policies:

Not applicable7th December 2016

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

Internal Consultees

URBAN DESIGN/CONSERVATION OFFICER
The site lies within the Ruislip Village Conservation Area and within the Manor Farm Complex, which

External Consultees

Consultation letters were sent to 19 local owner/occupiers, the Ruislip Residents' Association, the
Ruislip Village Conservation Panel, the Ruislip, Northwood & Eastcote Local History Society and the
Ruislip Chamber of Commerce. Site and press notices were also posted, expiring 7th December
2016. The expiry of the consultation period post the date of the Committee meeting is reflected in the
proposed recommendation. No responses have been received at the time of writing this report. Any
received prior to Committee will be reported by way of an addendum sheet.

GREATER LONDON ARCHAEOLOGICAL ADVISORY SERVICE (GLAAS)
To be reported at Committee.

It should be noted that pre-application advice was provided which advised that no objections were
likely to be raised subject to a condition requiring an archaeological watching brief.
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7.01 The principle of the development

The impact of the development on community/sports provision, the Ruislip Village
Conservation Area and the setting of nearby Grade II Listed Buildings are key
considerations in assessing the principle of the development in this location.

Local Plan: Part 1 policies CI2 and EM5 seek to support the provision of new and/or
enhanced community, leisure, recreation and sporting facilities across the borough.
Furthermore, Local Plan: Part 2 policy R5 seeks to resist the loss of such facilities. The
proposed development is considered to support the retention and ongoing viability of the
bowling club in this location in compliance with these policy objectives.

Local Plan: Part 2 policy BE4 seeks to preserve and enhance features of conservation

includes a number of listed buildings and a Scheduled Ancient Monument. The site is therefore
extremely sensitive in terms of its archaeology and the setting of the surrounding
heritage assets.

The existing club house building is a relatively modern structure, which is simply detailed and clad in
timber. The adjacent buildings to be removed are modern and of no historic interest.

The proposal has been developed with input from the Conservation and Design Team, and no
objections are raised to the scheme in terms of its design or impact on the setting of the surrounding
heritage assets.

If agreed, conditions will need to be included re the agreement of samples of materials for the
external elevations/roof; design details of the windows and doors, and the design of the forecourt
walls and handrails.

GLAAS should be consulted on archaeological matters.

TREES/LANDSCAPE OFFICER
This site is a Council-owned bowls club situated to the south-east of the Manor Farm listed barn and
library, off Bury Street.
The south-east boundary is defined by a hedge and there are areas of grass between the bowls club
buildings and the bowling green.

The site lies within Ruislip Village Conservation Area.
While no trees will be affected by the proposal the hedge and landscape setting of the club
contributes to the character and appearance of the area and nearby listed buildings.

If the application is recommended for approval, conditions should ensure that the existing landscape
features are protected and retained / re-instated as part of the development.

Recommendations:
No objection subject to conditions COM8 (hedge protection) and COM10 (hedge and other areas of
soft landscape).

ENVIRONMENTAL PROTECTION UNIT
No objection subject to the standard informative regarding control of nuisance from construction
work.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

areas which add to their visual amenity. It confirms that development should avoid the
demolition of loss of such features and that there will be a presumption in favour of
retaining buildings which make a positive contribution towards the character and
appearance of the conservation area.

Local Plan: Part 2 policy BE10 confirms that planning permission will not normally be
granted for proposals which are considered detrimental to the setting of a listed building.

Matters relating to the visual amenity and design will be discussed later in this report.
However, it is worth noting at this stage that no objections have been raised to the
proposed development by the Council's Urban Design and Conservation Officer who has
confirmed that further to pre-application discussions, the proposed scheme is now
considered to be visually acceptable in this location. Accordingly, it is not considered that
any harm would be caused to the visual amenities of the Conservation Area or the setting
of the listed buildings.

The proposed development is considered to comply with relevant Local Plan policies,
which seek to  support the enhancement of sports and leisure facilities and safeguard the
visual amenity of heritage assets. Accordingly, no objections are raised to the principle of
the development in this location subject to the proposal meeting site specific criteria.

Not applicable to this type of development.

The site falls within an Archaeological Priority Area and also within the Ruislip Village
Conservation Area. It also lies within close proximity to two Grade II Listed Buildings.

Local Plan: Part 2 policy BE1 seeks to safeguard the archaeological heritage of the
borough. The Greater London Archaeological Advisory Service (GLAAS) have been
consulted on the application. At the time of writing this report their response is awaited and
this will, therefore, be reported to Committee via  an addendum sheet. It should be noted
that at pre-application stage GLAAS did not raise any significant concern, although they did
advise that conditions may be required. As such, it is not anticipated that objections are
likely to be raised, although a condition requiring an archaeological watching brief is likely to
be requested.

Local Plan: Part 2 policy BE4 seeks to preserve and enhance features of conservation
areas which add to their visual amenity. Policy BE10 seeks to safeguard the setting of
listed buildings.

The application has been subject to pre-application advice from the Council's Urban
Design and Conservation Officer. The existing sheds to be demolished are not considered
to be of any architectural merit and no objections are raised to their removal. The extension
and new building would be of a sensitive design which, it is considered, would be in
keeping with the character and appearance of existing development at the site. Given its
modest scale and sympathetic design, it is not considered that it would be detrimental to
the visual amenity of the Conservation Area or the setting of nearby listed buildings.
Notably, the Council's Urban Design and Conservation Officer has raised no objections
subject to imposition of appropriate conditions relating to materials should approval be
granted.

Not applicable. There is no requirement to consult the aerodrome safeguarding authorities
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7.05

7.07

7.08

7.09

7.10

7.11

Impact on the green belt

Impact on the character & appearance of the area

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

Urban design, access and security

on this application.

Not applicable. There is no green belt land within the vicinity of the application site.

Policies BE13 and BE19 seek to ensure that new development complements or improves
the character and amenity of the area. The scale, bulk and siting of buildings are key
determinants in ensuring that the amenity and character of an area is not compromised by
new development.

The impact of the development on the visual amenities of the conservation area and its
surrounds, including the setting of the nearby listed buildings, has been discussed in part
7.03 of this report. Views into the site from Bury Street are limited due to the presence of
boundary fencing and planting. The site is more visible from the public open space to the
east, although views are again limited by boundary planting. Nevertheless, as mentioned
above, the proposed development would be of a sympathetic design which would be in
keeping with that of the existing buildings on site. Accordingly, it is not considered that the
proposal would have any significant detrimental impact on the character or appearance of
the surrounding area.

Policies BE19, BE20, BE21 and BE24 of the Hillingdon Local Plan: Part 2 seek to protect
residential amenity. The Council's Supplementary Planning Document (SPD) on
Residential Layouts provides detailed guidance to ensure that these policy objectives can
be met.

The nearest residential properties are located on the opposite side of Bury Street, just over
30m away to the west of the existing clubhouse building. To the east the nearest properties
are located approximately 80m away. Given these distances, existing boundary screening
and the relatively minor nature of the proposed works it is not considered that the
development would have any significant detrimental impact on residential amenity.

Not applicable to this type of development.

Local Plan: Part 2 policies AM2 and AM7 seek to safeguard highway and pedestrian safety
and ensure that developments do not have an adverse impact on the surrounding highway
network. Policies AM14 and AM15 seek to ensure appropriate levels of car parking are
provided. 

No dedicated car parking is available for users of the bowls club, with users expected to
use the nearby public car park. No alterations to these existing car parking or access
arrangements are proposed as part of this application. Given this existing situation, the
proximity of the site to Ruislip Town Centre and its associated transport links and the minor
nature of the proposals, this is considered to be acceptable.

Urban design
Issues relating to urban design have been discussed in parts 7.03 and 7.07 of the report. 

Security
Given the minor nature of the scheme and the fact that the existing premises will already
be operating its own security measures a secure by design condition is not considered to
be necessary in this case.
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7.12

7.13

7.14

7.15

7.16

7.17

7.18

7.19

7.20

7.21

7.22

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

Level access would be provided to the building. The applicant's Design and Access
Statement confirms that the development would fully comply with Parts B and M of the
Building Regulations, the Disability Discrimination Act 1995 and the Equality Act 2010.

Not applicable to this type of development.

Local Plan: Part 2 policy BE38 seeks the retention and utilisation of topographical and
landscape features of merit and the provision of new planting and landscaping wherever it
is appropriate.

No trees of landscape features of merit would be affected by the proposed works and the
Council's Trees/Landscape Officer has notably raised no objections subject to appropriate
conditions to ensure existing planting is protected.

As this is a relatively small addition to an existing bowling club, the existing waste
management facilities will be used. Notably, the bowling club ultimately has discretion over
which waste management methods are used on site.

Given the relatively minor nature of the scheme there is no planning requirement for the
development to incorporate the use of renewable energy or sustainable building measures
beyond those required by Building Regulations.

The site does not fall within a flood zone or critical drainage area and no specific drainage
issues have been identified.

It is not considered that the proposed development would give rise to any issues of noise or
air quality over and above its existing use.

None received.

Not applicable to this development.

Not applicable.

None.

8. Observations of the Borough Solicitor

General
Members must determine planning applications having due regard to the provisions of the
development plan so far as material to the application, any local finance considerations so
far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and use
of land in the public interest. The considerations must fairly and reasonably relate to the
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application concerned. 

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and also
the guidance contained in Probity in Planning, 2009.

Planning Conditions
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.

Planning Obligations
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related to
the scale and kind to the development (Regulation 122 of Community Infrastructure Levy
2010).

Equalities and Human Rights
Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have due regard to the need to eliminate discrimination, advance equality of
opportunities and foster good relations between people who have different protected
characteristics. The protected characteristics are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have due regard to the above goals means that members should
consider whether persons with particular protected characteristics would be affected by a
proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances.

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance

Not applicable.

10. CONCLUSION

No objections are raised to the principle of the development in this location. It is not
considered that the proposal would have any significant detrimental impact on the
character or appearance of the conservation area, the setting of the nearby listed buildings
or on the visual amenities of the surrounding area. Furthermore, it is not considered that it
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would have any significant adverse impact on residential amenity.

The proposal is considered to comply with relevant local, London Plan and NPPF planning
policies and, accordingly, approval is recommended.

11. Reference Documents

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (2015)
National Planning Policy Framework
Hillingdon Supplementary Planning Document: Accessible Hillingdon

Johanna Hart 01895 250230Contact Officer: Telephone No:
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PART 1 - MEMBERS, PUBLIC & PRESS

FORMER CONTRACTOR'S COMPOUND, SOUTH OF SWINDON ROAD
HEATHROW AIRPORT 

Reserved Matters (Appearance, Landscaping, Layout, Scale,and Access) in
compliance with condition 2 of application 67622/APP/2015/1851 (Variation of
conditions 3, 4 and 9 of application 67622/APP/2013/2532 which granted
consent on 30/7/14 for'Part outline, part full planning application for a
proposed hotel development of up to 660 bedrooms (approximately 30,000
sq.m) with ancillary cafe, bar and restaurant facilities, car parking, service
access, courtyard space, landscaping and improved ground level pedestrian
access including public realm improvements (all outline application) and a
perimeter veil structure wrapping around the hotel buildings (in full application
detail'. Variation requested for the removal of the veil and alterations to the
glazing, amenity space and layout of the floors).

22/08/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 67622/APP/2016/3198

Drawing Nos:
T4 Hotel Design and Access Addendum
Landscape Plan
P005002 Rev 2
P005003 Rev 2
P005004 Rev 2
P005005 Rev 2
P005006 Rev 2
P005007 Rev 2
P005008 Rev 2
P005009 Rev 2
P010001  Rev 2
P031000 Rev 2
P031001 Rev 2
P032051 Rev 1
P033001 Rev 2
P005000 Rev 4
P005001 Rev 4

Date Plans Received: 22/08/2016Date(s) of Amendment(s):

1. SUMMARY

Outline consent was granted in 2014 for the erection of a proposed hotel development of
up to 660 bedrooms (approximately 30,000sq.m) with ancillary cafe, bar and restaurant
facilities, car parking, service access, courtyard space, landscaping and improved ground
level pedestrian access including public realm improvements with all matters reserved
(Ref: 67622/APP/2013/2532).

The current application seeks approval of reserved matters of appearance, landscaping,
layout, scale and access in relation to the outline permission.

01/09/2016Date Application Valid:

Agenda Item 9
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The submitted scheme complies fully with the parameters approved at outline stage. The
proposed design, finish and appearance of the building is considered acceptable in the
context of the surrounding area. In relation to the layout, scale and access arrangements
of the site, the hotel maximises the available footprint of the site while allowing
considerable space for the diversion of existing services. The proposed hotel layout has
primary public spaces and arrival areas located along Swindon Road as this is the closest
point of access for pedestrians going to and from Terminal 4. Vehicle access to the site is
possible only on Swindon Road, and the hotel drop off area is also located adjacent to the
road. Under a separate application and through the legal agreement, it is proposed to
connect the hotel to the existing elevated walkway which links Terminal 4 with the Hilton.
Hotel guest rooms are proposed to ring the site forming an enclosed, internal atrium
courtyard at the centre of the project and this enclosed atrium will be utilised for the hotel's
main public spaces including lobbies, restaurant and bar. Interior landscaping and living
walls are proposed to create a unique public space within the hotel and larger T4
Campus. The proposed layout and access are considered acceptable and no objection is
raised in this regard.

In relation to the proposed landscaping, further planting and detail has been sought by the
Landscape Officer, which will be reported in the addendum to the committee.

The decision granting outline consent included 16 pre-commencement conditions
covering materials, lighting, archaeology, contamination, sustainable drainage, traffic
arrangements, provision of living walls, protection from air traffic noise, detailed hard and
soft landscape scheme, protection of the site from air pollution, provision of an ecological
enhancement scheme, energy assessment, access strategy. These matters would form
part of a separate condition discharge application.

The scheme is recommended for approval.

APPROVAL  subject to the following: 

COM4 Accordance with Approved Plans

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers [P033001 Rev 2;
P032051 Rev 1; P031001 Rev 2; Landscape Plan; P005002 Rev 2; P005003 Rev
2;P005004 Rev 2; P005005 Rev 2; P005006 Rev 2; P005007 Rev 2; P005008 Rev 2;
P005009 Rev 2; P010001  Rev 2; P031000 Rev 2; P005000 Rev 4; P005001 Rev 4] and
shall thereafter be retained/maintained for as long as the development remains in
existence.

REASON
To ensure the development complies with the provisions Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012) and the London Plan (2016).

1

I52 Compulsory Informative (1)1

INFORMATIVES

The decision to APPROVE these reserved matters has been taken having regard to all
relevant planning legislation, regulations, guidance, circulars and Council policies,
including The Human Rights Act (1998) (HRA 1998) which makes it unlawful for the
Council to act incompatibly with Convention rights, specifically Article 6 (right to a fair
hearing); Article 8 (right to respect for private and family life); Article 1 of the First Protocol
(protection of property) and Article 14 (prohibition of discrimination).

2. RECOMMENDATION 
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I53 Compulsory Informative (2)2

3.1 Site and Locality

The main area of the site is located less than 180 metres from the main terminal building at
Terminal 4 Heathrow and less than 90 metres to the south west of the multi-storey public
car park serving the Terminal.  The site is known as the S4 car park and it utilised by airline

The decision to  APPROVE these reserved matters has been taken having regard to the
policies and proposals in the Hillingdon Unitary Development Plan Saved Policies
(September 2007) as incorporated into the Hillingdon Local Plan (2012) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
including The London Plan - The Spatial Development Strategy for London consolidated
with alterations since 2011 (2016) and national guidance.

3. CONSIDERATIONS

A4

AM13

AM14

AM15

AM7

AM8

BE13

BE38

NPPF

OE1

LPP 4.5

LPP 5.2

LPP 5.3

LPP 5.7

LPP 6.13

LPP 7.3

LPP 7.4

LPP 7.5

LPP 7.6

SPD-NO

SPD-PO

T1

T2

New development directly related to Heathrow Airport

AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through (where
appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Consideration of traffic generated by proposed developments.

Priority consideration to pedestrians in the design and
implementation of road construction and traffic management
schemes
New development must harmonise with the existing street scene.

Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.

Protection of the character and amenities of surrounding properties
and the local area
(2016) London's Visitor Infrastructure

(2016) Minimising Carbon Dioxide Emissions

(2016) Sustainable design and construction

(2016) Renewable energy

(2016) Parking

(2016) Designing out crime

(2016) Local character

(2016) Public realm

(2016) Architecture

Noise Supplementary Planning Document, adopted April 2006

Planning Obligations Supplementary Planning Document, adopted
July 2008
New tourism facilities

Location of tourist accommodation and conference facilities
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staff that are located at Terminal 4.   

The site is bounded to the north by Swindon Road and to the east by the Southern
Perimeter Road. The site is bounded to the south by a roundabout and to the west by
Stratford Road, with the latter serving as the vehicle exit route from Terminal 4 and links via
the roundabout onto the South Perimeter Road and to the A30 (known as the Great West
Road), that is located further to the west of the site. 

The Hilton Hotel lies to the west of the site immediately beyond the Southern Perimeter
Road and before (i.e. to the east) of the Great West Road. 

Swindon Road exists only as a airport operational staff service road for the southern
runway and is controlled by a barrier along its length and experiences very low traffic
volumes (estimated at peak of less than 3 movement per individual hour). In contrast the
Southern Perimeter Road is a route for airport traffic, linking the facilities of Hatton Cross to
the east with the World Cargo Centre to the west, via Terminal 4 in between.  

The surrounding area is dominated by airport related buildings and engineering structures
including a high perimeter wall to the runway (to the north), the architecturally unedifying
Terminal 4 multi-storey car park (to the west), and an enclosed aerial walkway (to the north
of the site) linking the Hilton Hotel to Terminal 4.  The south west and western boundary of
the site is a landscaped embankment primarily grassed and topped by several small trees.
The link from the existing Swindon Road temporary car park to the Terminal 4 building is
via a hostile in quality environment that suffers from level changes, general street furniture
clutter, and a general lack of any intuitive way finding.

3.2 Proposed Scheme

This application seeks approval of reserved matters of Appearance, Means of Access (for
all routes to and within the site as well as the scheme links up to other roads and pathways
outside the site), Landscaping, Layout (including routes and open spaces within the
development and the way they are laid out in relation to buildings), and Scale (height, width
and length of each proposed building and spaces outside the development) in relation to
the outline permission 67622/APP/2015/1851, which granted consent for the:

"Variation of conditions 3, 4 and 9 of application 67622/APP/2013/2532 which granted
consent on 30/7/14 for  "Part outline, part full planning application for a proposed hotel
development of up to 660 bedrooms (approximately 30,000sq.m) with ancillary cafe, bar
and restaurant facilities, car parking, service access, courtyard space, landscaping and
improved ground level pedestrian access including public realm improvements (all outline
application) and a perimeter veil structure wrapping around the hotel buildings (in full
application detail)". Variation requested for the removal of the veil and alterations to the
glazing, amenity space and layout of the floors."

The scheme approved a 6 storey building with basement car parking and servicing
approximately 47.6 metres in height. Within this application, detailed floor plans, elevations
and landscaping details have been submitted pursuant to the reserved matters .

The proposed hotel layout has primary public spaces and arrival areas located along
Swindon Road as this is the closest point of access for pedestrians going to and from
Terminal 4. Vehicle access to the site is possible only on Swindon Road, and the hotel
drop off area is also located adjacent to the road. Under separate application it is proposed
to connect the hotel to the existing elevated walkway which links Terminal 4 with the Hilton.
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Hotel guest rooms are proposed to ring the site forming an enclosed, internal atrium
courtyard at the centre of the project and this enclosed atrium will be utilised for the hotel's
main public spaces including lobbies, restaurant and bar. Interior landscaping and living
walls are proposed to create a unique public space within the hotel and larger T4 Campus.

Hotel back-of-house areas are located primarily on the southern edge of the site at ground
level and the first basement level, where the adjacent elevated Stratford Road and
roundabout will conceal them from view.
Additional plant is located on the atrium roof where it will be screened from guest views.
Additional plant which requires higher clearances is located on the atrium roof so that it can
be accommodated within the maximum building height. The atrium plant area is set
approximately at the level of the 6th floor guest room level, though only 10 rooms face onto
the inner atrium area at this level. The atrium plant area will be screened to prevent any
views into this space and a decorative facing panel will be applied adjacent to any guest
rooms facing onto this area.

The hotel maximises the available footprint of the site while allowing considerable space for
the diversion of existing services. The height of the building is limited by it's proximity to a
NATS radar.

The current proposal includes two levels of basements which include parking, back of
house services and plant areas. A ground floor which is predominantly public spaces such
as lobby, dining and meeting spaces. The six floors above ground are limited to guest
rooms with the exception of a small club lounge located on the 6th floor.

67622/APP/2013/2532

67622/APP/2015/1851

67622/APP/2015/1854

Former Contractor'S Compound, South Of Swindon Road Heathrow A

Former Contractor'S Compound, South Of Swindon Road Heathrow A

Former Contractor'S Compound, South Of Swindon Road Heathrow A

Part outline, part full planning application for a proposed hotel development of up to 660 bedrooms

(approximately 30,000sq.m) with ancillary cafe, bar and restaurant facilities, car parking, service

access, courtyard space, landscaping and improved ground level pedestrian access including

public realm improvements (all outline application) and a perimeter veil structure wrapping around

the hotel buildings (in full application detail).

Variation of conditions 3, 4 and 9 of application 67622/APP/2013/2532 which granted consent on

30/7/14 for  "Part outline, part full planning application for a proposed hotel development of up to

660 bedrooms (approximately 30,000sq.m) with ancillary cafe, bar and restaurant facilities, car

parking, service access, courtyard space, landscaping and improved ground level pedestrian

access including public realm improvements (all outline application) and a perimeter veil structure

wrapping around the hotel buildings (in full application detail)". Variation requested for the removal

of the veil and alterations to the glazing, amenity space and layout of the floors.

ERECTION OF ELEVATED PEDESTRIAN WALKWAY

06-12-2013

05-02-2016

17-08-2015

Decision: 

Decision: 

Decision: 

Approved

Approved

Approved

3.3 Relevant Planning History
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67622/APP/2013/2532 - Part outline, part full planning application for a proposed hotel
development of up to 660 bedrooms (approximately 30,000sq.m) with ancillary cafe, bar
and restaurant facilities, car parking, service access, courtyard space, landscaping and
improved ground level pedestrian access including public realm improvements (all outline
application) and a perimeter veil structure wrapping around the hotel buildings (in full
application detail).

This application was amended to remove the veil structure surrounding the site:
67622/APP/2015/1851 - Variation of conditions 3, 4 and 9 of application
67622/APP/2013/2532 which granted consent on 30/7/14 for  "Part outline, part full planning
application for a proposed hotel development of up to 660 bedrooms (approximately
30,000sq.m) with ancillary cafe, bar and restaurant facilities, car parking, service access,
courtyard space, landscaping and improved ground level pedestrian access including
public realm improvements (all outline application) and a perimeter veil structure wrapping
around the hotel buildings (in full application detail)". Variation requested for the removal of
the veil and alterations to the glazing, amenity space and layout of the floors.

4. Planning Policies and Standards

PT1.BE1

PT1.E3

PT1.EM11

PT1.EM6

PT1.HE1

PT1.T1

PT1.T4

(2012) Built Environment

(2012) Strategy for Heathrow Opportunity Area

(2012) Sustainable Waste Management

(2012) Flood Risk Management

(2012) Heritage

(2012) Accessible Local Destinations

(2012) Heathrow Airport

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

A4

AM13

AM14

AM15

AM7

New development directly related to Heathrow Airport

AM13 Increasing the ease of movement for frail and elderly people and people with
disabilities in development schemes through (where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street furniture schemes

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Consideration of traffic generated by proposed developments.

Part 2 Policies:

Comment on Relevant Planning History
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AM8

BE13

BE38

NPPF

OE1

LPP 4.5

LPP 5.2

LPP 5.3

LPP 5.7

LPP 6.13

LPP 7.3

LPP 7.4

LPP 7.5

LPP 7.6

SPD-NO

SPD-PO

T1

T2

Priority consideration to pedestrians in the design and implementation of road
construction and traffic management schemes

New development must harmonise with the existing street scene.

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

Protection of the character and amenities of surrounding properties and the local
area

(2016) London's Visitor Infrastructure

(2016) Minimising Carbon Dioxide Emissions

(2016) Sustainable design and construction

(2016) Renewable energy

(2016) Parking

(2016) Designing out crime

(2016) Local character

(2016) Public realm

(2016) Architecture

Noise Supplementary Planning Document, adopted April 2006

Planning Obligations Supplementary Planning Document, adopted July 2008

New tourism facilities

Location of tourist accommodation and conference facilities

Not applicable17th October 2016

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

GLAAS - No  comment to make on the application.

MET POLICE - No comments to make on the application as it will not affect the SBD condition.

TfL -  
· The applicant shall clarify the total number of car parking spaces proposed, including the number
of blue badge spaces and EVCPs. Considering the site's Public Transport Access Level (PTAL) of
2, no more than 1 space shall be provided per bedroom and the proposed development should aim
for a level significantly below this.

· TfL would like to take this opportunity to remind the applicant that blue badge car parking spaces
should adhere to the space standards for blue badge parking bays as outlined in the London Plan
and Accessible London SPG, as well as be as close to building entrances and lifts as feasibly
possible. It did not appear that the blue badge spaces proposed were as close to building cores and
entrances as they could be, TfL request that this is revised to meet accessibility requirements as set
out in the London Plan.
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· The applicant shall ensure that a minimum provision of 10% active and 10% passive EVCPs is
included in the development.

· TfL request further information regarding cycle provision. Cycle space quantum should be meet
London Plan requirements which outline that for hotels, 1 long-stay space should be provided per 20
bedrooms and 1 short-stay space should be provided per 50 bedrooms. The design of the cycle
spaces should meet the London Cycle Design Standards (LCDS) and standards set out in the
London Plan which state that at least 5% of spaces should be able to accommodate larger cycles
and also those which may be adapted. The easiest way to meet accessibility requirements on types
of cycle parking, as well as serve different user needs generally is to provide a mix of types of cycle
stands, preferably including the Sheffield style of stands. For more information, please see LCDS
guidance at: https://tfl.gov.uk/corporate/publications-and-reports/streets-toolkit#on-this-page-1.

· TfL request that a Travel Plan is secured by s106 agreement.

· More information regarding refuse collection and deliveries should be detailed within a Delivery &
Servicing Plan (DSP), which should be secured by condition. It should include information on how
refuse collections for the proposed development will operate, especially where the bin store is
located on the basement level of the development. Swept path analysis should be included of refuse
vehicles safely and legally servicing the site without impacting other vehicles or structures. The DSP
should also include arrangements for delivery vehicles, detailing where they can also safely and
legally stop with swept path analysis of these vehicles provided also.

·A Construction Logistics Plan (CLP) should be secured by condition prior to construction
commencing on site. It should include information regarding the construction of the proposed
development, including how construction materials and plant will be delivered to the site. It should
also detail what measures will be put in place to mitigate the impact of the proposed development's
construction on the local road network.

In summary, TfL asks that the applicant addresses the issues raised above satisfactorily ensuring
that the proposal is acceptable in transport planning terms and will comply with London Plan.

OFFICER COMMENTS- The applicant provided the following in response:
Please find attached amended plans for the 2 basement levels to reflect the requests of TfL.  These
supersede drawings refs: P005000 - Area Plan - Level -2 and P005001 - Area Plan - Level -1

The total number of car parking spaces is 134 including 13 blue badge spaces, 14 active and 15
passive EVCP spaces.  The requested cycle parking is at basement level 1 and comprises 48
stacked spaces and 3 Sheffield stands (6 spaces).

In terms of total bedrooms (660) the level of parking equates to 0.2 space per bedroom ( 1 space
per 4.9 bedrooms).  I should comment that the PTAL level calculated for airport terminals is
generally not considered realistic.  In the case of the proposed hotel, guests will be able to walk a
short distance into Terminal 4 via a dedicated enclosed pedestrian walkway where Heathrow
Express and Piccadilly line trains are available as well as a number of bus services, taxis etc.  Given
that most guests will be travelling long distances or to/from Central London, the site is highly
accessible via public transport.

A Travel Plan and Service and Delivery Plan are already required via the existing S106 Agreement.
There is no requirement for a Construction and Logistics Plan and it would not be possible to attach
such a plan to a reserved matters approval such as this.  However, because the site is within
Heathrow Airport and all roads are controlled by the highway authority (Heathrow Airport Limited) a
Construction and Logistics Plan is already in place with HAL to ensure that there is no disruption to
the Airport's road system as well as dealing with separate airport and related matters.
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Internal Consultees

EPU - No comments to make on the application.

WASTE - Please see my previous comments regarding this proposed development. The same
points would apply. The key issue would be access to the underground waste storage area. I would
recommend compacting the waste into 40 cubic yard containers owing to the size of the
development. These must be accessible by 32 tonne 4 axle rigid goods vehicles.

FLOOD AND WATER MANAGEMENT - No impact on the drainage, therefore no comments.

ACCESS - Having reviewed this application, no objection is raised to the proposal.

URBAN DESIGN - No comments on the design of the scheme. The landscaping does require some
further thought and it is recommended that the landscape officer would be best placed to comment
on such.

LANDSCAPE - David Clarke's drawing No. 02B indicates the ground level landscape treatment
(hard and soft) around the proposed hotel. Every opportunity should be taken to enhance the
roadside verges. The following queries arise:

SOUTHERN PERIMETER ROAD
1. What is the rationale for the green fences along the Southern Perimeter Road only?
2. There is scope for additional tree planting along the Southern Perimeter Road - which is currently
very exposed and blank.
3. What is the large area of 'Grasscrete' for - and does it really extend across the Southern
Perimeter Road? If it is  only for emergency / fire brigade access, there are better reinforced grass
products than Grasscrete available which will be easier to maintain as green space. - If the space is
going to be parked on regularly, reinforced grass is better avoided.
4. No levels are given, but the grass verge should be 'crowned' to create a very shallow bund.
5. Additional bulb planting would be effective along this (and other) boundaries.

JUNCTION of SOUTHERN PERIMETER ROAD /STRATFORD ROAD
1. This is a relatively large space and will benefit from additional tree planting and earth modelling (as
above, item 4).

STRATFORD ROAD
1.See item 4 above.

SWINDON ROAD
1. Additional tree planting would improve the hotel frontage which is currently proposed as a hard
landscaped area with no green relief at the main entrance/drop off point.

OFFICER COMMENTS-The applicant has submitted revised details to address the above concerns.

HIGHWAYS - The applicant has now provided detailed layout plans of level 1 and 2 of the site that
shows the car and cycle parking at the site along with servicing areas and set down facilities. This
information relates to discharging Condition 10 of the previous approval

There are 134 car parking spaces in below ground levels with both active and passive EV charging
points available. When you consider there are 660 bedrooms on site this relates to a car parking
ratio of 0.2 spaces per bedroom.
Given the site has a PTAL of 2 (poor) this figure might seem low but the applicants are keen to make

OFFICER COMMENTS - When reconsulted, TfL raised no objection to the details provided.
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7.01

7.02

7.03

7.04

7.05

7.07

The principle of the development

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

Impact on the green belt

Impact on the character & appearance of the area

The principle of the proposed development has been established by way of the outline
permission for the redevelopment of the site granted on 30th July 2014.

Residential density is not applicable, as the scheme relates to a hotel.

The scheme is not located in or within close proximity of a conservation area or an Area of
Special Local Character. The application site does lie within the proposed Heathrow
Archaeological Priority Zone, an area with demonstrated archaeological interest, especially
for prehistoric periods.  

The scheme was accompanied at outline stage with a desk based study, which concluded
that there was medium potential for significant undesignated remains. GLAAS reviewed the
application and recommended a condition (condition 5) on the outline consent to
adequately record and safeguard any potential archaeological findings 

The size and scale of the development remains the same as previously considered and
given such no objections are raised in this regard. The scheme is considered to comply
with Policy PT1.HE1 of Part One of the Hillingdon Local Plan, National Planning Policy
Framework (Section 12) and the London Plan policy 7.8.

Central to the design parameters set for the scheme was a necessary regard to the height
of the development to avoid it interfering in the operation of airport radar. Condition 9 of the
outline consent, sought to ensure that the maximum height of the building did not exceed
47.6 metres, with lift overruns not exceeding 2 metres. The detailed elevations/sections
demonstrate that the building does not exceed these limits and remains at 47.6 metres in
height. The lift overruns extend to 1.4 metres above the roof height.

Not applicable as the scheme is not located in or within close proximity to designated
Green Belt land.

the point that the hotel is within walking distance of Terminal 4 via an enclosed walkway.

There are no motorcycle parking bays shown on the latest drawings but I would suggest that there is
space available on the site to locate 6 motorcycle bays (see Condition 14 para 2f). There are 54 long
and short term cycle parking spaces provided close to the main access which is supported. There
are 2 coach drop-off points provide close to the hotel entrance. There is a separate servicing bay
that allows two vehicles to make deliveries simultaneously which is supported. Overall no objection
to the application.

S106 agreement:
Given the size of the hotel and the prospective staffing levels it is important that a Travel Plan along
with monitoring is secured by a S106 agreement which should have already been agreed. Given the
likely activity at the site when operational a Servicing Plan should also have been secured using the
same process.

I take the point that the Construction and Logistics Plan should be agreed with HAL as technically
they are the highway authority but providing such an arrangement is in place that will be sufficient to
provide assurance that the construction impacts are minimised.

MAIN PLANNING ISSUES7.
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7.08

7.09

Impact on neighbours

Living conditions for future occupiers

Policies BE13 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)
seeks to ensure that new development will complement and improve the character and
amenity of the area. 

London Plan Policy 7.5 require public spaces to be secure, accessible, inclusive,
connected easy to understand and incorporate the highest quality of design, landscaping.,
planting, street furniture and surface.

London Plan Policy 7.6 requires new development to be of the highest architectural quality,
enhance, activate and appropriately define the public realm,  meet the principles of
inclusive design and incorporate best practice in resource management and climate
change mitigation

Condition 9 of the outline consent required the scale of the building not to exceed 47.6
metres in height, the lift runs not to exceed 2 metres above the roof and full details to be
provided of the glazing proposed to the ground floor and elevations.

Detailed elevation drawings have been submitted with this application. The proposed
facade design wraps around the building in a continuous band and incorporate staggered
horizontal bands and varied groupings of glazing. Concealed LED lighting is proposed to be
incorporated into the horizontal bands to accentuate the building's form. At ground level,
floor to ceiling glazing to the public spaces is recessed from the floors above so as to allow
clear views into these spaces.The overall design approach for the building is considered
acceptable in the context of the site and aligns with the design approach presented at
outline stage.  

Specific materials for the facade were chosen for their durability, their reflection of the
larger T4 Campus material palette, and their ability to reinforce the design concept of the
building. Ground level concealed mullion glazing will open the active interior spaces to view
from the exterior. Guest room level facades of metal panels and flush, concealed mullion
glazing allow the facade to smoothly curve around corners while being easy to maintain
and durable. The grey facade panels and tinted glazing reflect the material palette of T4. In
terms of the pallette of materials proposed for the site, no objection is raised to the
materials proposed which are considered in keeping with the surrounding airport buildings
and structures.

The proposal would have a major and beneficial impact on the character and appearance
of the site itself. It would also help announce to a wider public the entrance to the Terminal
4 complex, as the Terminal building suffers from a series of visual obstructions, including
from the public multi-storey car park, from over head roadways and from the large
structural wall adjacent to the southern runway.

Policies BE20, BE21 and BE24 Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012) seek to ensure that new developments do not have a detrimental impact
on the residential amenity of neighbouring occupiers through loss of light, dominance or
loss of privacy.

Given the site's location set over 250 metres away from the nearest residential property
and separated from these residential properties by 3 roads including 1 dual carriageway
there are no overlooking/privacy or other residential amenity issues arising from the
proposed hotel development.
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7.10

7.11

Traffic impact, Car/cycle parking, pedestrian safety

Urban design, access and security

The proposal is for a hotel, accordingly there will be no future residential occupiers.  Issues
related to disabled access requirements are discussed elsewhere in this report

Condition 10 of the outline application sought to ensure that all details of traffic
arrangements which includes plans of the basement car park; 5% spaces for disabled
drivers; drop off bays for the coaches/hopper buses; 20% electric vehicle charging (10%
passive and 10% active), and; secure cycle storage. 

The basement floor plans detail that there are 134 car parking spaces proposed, which
include the required number of blue badge and electric vehicle parking charging points. The
hotel has 660 bedrooms, which equates to a parking ratio of 0.2 spaces per bedroom (1
space per 4.9 bedrooms). Although the site is PTAL 2, the site is located within walking
distance of Terminal 4 via the dedicated enclosed walkway, where Heathrow Express and
Piccadilly line trains are available, as well as by a number of bus services, taxis etc. Given
that most guests will be travelling long distances or to/from Central London, the site is
considered highly accessible via public transport. The parking ratio proposed is therefore
considered acceptable in this instance. 

In terms of the parking layout and size of the spaces proposed, these all comply with the
adopted standards. The access to the car park remains from Swindon Road, with
servicing proposed from the Southern Perimeter Road. No objection is raised on highways
grounds to the proposed location of these entrances. 

There are 54 long and short term cycle parking spaces provided close to the main access
which is supported and two coach drop-off points are identified on the plans accessed via
Swindon Road, and close to the hotel entrance. Whilst no motorcycle bays are detailed on
the plans, Condition 14 para 2f of the outline consent, requires details to be provided of
such. The Highways Officer has reviewed the application and is of the opinion that there is
space available on the site to locate 6 motorcycle bays. Subject to compliance with this
condition, no objection is raised in this regard.

TfL requested that the Council seek to obtain a Construction Logistics Plan, Delivery and
Servicing Plan and Travel Plan. A Travel Plan and Service and Delivery Plan are already
required for the site as part of the existing S106 agreement. In respect of the requirement
for a Construction and Logistics Plan, as the site is within Heathrow Airport and all roads
are controlled by the highway authority (Heathrow Airport Limited) a Construction and
Logistics Plan is already in place with HAL to ensure that there is no disruption to the
Airport's road system as well as dealing with separate airport and related matters. It would
therefore not be necessary for the Council to request such.

URBAN DESIGN:
See section 7.07. It is considered that the detail provided of the elevations is acceptable in
the context of the site and the final architectural detailing proposed appropriate in the
context of this site. The choice and quality of the materials used and lighting of the building
is considered to successfully accentuate the curved form of the building and ensure that it
is sympathetic to the surrounding streetscape. 

ACCESS:
The Hotel and adjacent landscape areas will allow for barrier free access to guests, staff
and other visitors to the site.
Guests arriving from Terminal 4 will have the option to proceed to ground level and follow
the upgraded pedestrian path along Swindon Road (under the Stratford Road ramp) to the

Page 62



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

7.12

7.13

7.14

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

hotel entry area. Alternatively, guests may access the existing elevated walkway
connecting Terminal 4 to the Hilton and use the access bridge crossing Swindon Road to
the
first floor of the T4 Hotel, where lifts and stairs provide access to the ground level lobbies.

Policies R16 and AM13 of the Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012) seek to ensure that developments of this type incorporate inclusive
design, as do Policies 7.1 and 7.2 of the London Plan. Further detailed guidance is
provided within the Accessible Hillingdon SPD.

The Hotel and adjacent landscape areas will allow for barrier free access to guests, staff
and other visitors to the site.
Guests arriving from Terminal 4 will have the option to proceed to ground level and follow
the upgraded pedestrian path along Swindon Road (under the Stratford Road ramp) to the
hotel entry area. Alternatively, guests may access the existing elevated walkway
connecting Terminal 4 to the Hilton and use the access bridge crossing Swindon Road to
the
first floor of the T4 Hotel, where lifts and stairs provide access to the ground level lobbies.
Basement level parking will be provided, and this is accessed via a ramp off of Swindon
Road. Guest lifts will connect basement levels to the lobby and guest floors. Disabled
guests will use the main entry drop off area which is connected to the lobby via ramps, or
use basement level disabled parking spaces and use lifts to access the lobby and guest
room floors.

The Access Officer sought a number of alterations to the scheme at outline stage and
these have been successfully integrated within the detailed plans submitted with this
application. 

Public realm improvements:
With regard to the existing pedestrian route to and from the hotel site proper and the
Terminal 4 building the existing access arrangements are wholly unsatisfactory for all
future users of the hotel, including that of disabled persons. This stems from a lack of any
intuitive way finding, numerous site obstructions, the degree of street furniture clutter, level
changes, an array of different surface treatments, poor lighting and a more general poor
quality/hostile pedestrian environment.  In view of this and to avoid a refusal in respect of
layout/access, it was considered within application the outline consent, that robust
guarantees be provided to demonstrate the existing link arrangements to the Terminal
building will not prevail at a future date. To this end the applicant provided relatively detailed
illustrations of the public realm/site layout improvements proposed to the link.  The
improvements to the public realm and links to the Terminal building were secured in the
legal agreement associated with the extant consent. In addition to the public realm
improvements, a separate application has been approved for the addition of an elevated
walkway between the Hotel and Terminal 4 (67622/APP/2015/1854). Overall, these
proposals provide the basis of a scheme capable of being an inclusive environment for
future users in accordance with Policies R16 and AM13 of the Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012) and Policies 7.1 and 7.2 of the London Plan.

Not applicable for a scheme of this type.

Policy BE38 of the Hillingdon Local Plan: Part Two Saved UDP Policies seeks the retention
and utilisation of topographical and landscape features of merit and the provision of new
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7.15

7.16

7.17

7.18

7.19

7.20

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

planting and landscaping wherever it is appropriate.  

The scheme will involve the loss of some grassed areas and semi mature trees notably on
the perimeter towards the exit road from the Terminal to the T4 roundabout.  The trees are
not considered a significant loss by the Council's Landscape Officer. However, the
Landscape Officer has raised some questions in respect of the landscaping proposed for
the site and requested further planting for the perimeter of the site. The applicant is
reviewing these comments at present and updated plans and comments will be reported
within the addendum.

A condition is attached to the outline consent, requiring details of waste management in
accordance with OE13 of the Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012) to be submitted

Condition 17 of  the outline consent requires a detailed energy statement to be submitted.
Subject to the submission of these details, the scheme is considered to comply with Policy
5.2, 5.5 and 5.7 of the London Plan.

The site is located within Flood Zone 1. 

London Plan policies 5.12 and 5.13 requires that development proposals should use
sustainable urban drainage systems (SUDS) unless there are good reasons for not doing
so. Policy EM6 Flood Risk Management in Hillingdon Local Plan: Part 1- Strategic Policies
(Nov 2012) requires that surface water runoff is controlled to ensure the development does
not increase the risk of flooding.  Condition 8 of the outline consent requires the provision of
greywater and rainwater harvesting including the provision of a ground storage tank and
permeable paving. 

Subject to conditions, the proposal is considered to comply with the intentions of the
Hillingdon Hillingdon Local Plan: Part One and Part Two Saved UDP Policies (November
2012) in respect to water management and London Plan policies 5.12 and 5.13.

The Council's Flood Risk/Drainage Officer raises no objection to the reserved matters
application.

NOISE:
Noise impact on hotel occupants would not normally be of concern with regard to hotel
uses in respect of the development plan.  However, given the very close proximity of this
site to airport activity, a condition is attached to the outline consent to ensure the hotel is
built to insulate from aircraft on noise. Furthermore, the plant area is set on the 6th floor,
however is surrounded by louvers, which will prevent views into this space. The acoustic
requirements for guest glazing and skylight glazing is such that it will also prevent acoustic
noise issues between the plant areas and guest rooms.

AIR QUALITY:
The site falls within an Air Quality Management Area and, as such, A S106 contribution
towards air quality management in the area has been secured via the S106 agreement.

No consults were received from the general public.
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7.21

7.22

Expediency of enforcement action

Other Issues

Policy R17 of the Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012) is
concerned with securing planning obligations to supplement the provision of recreation
open space, facilities to support arts, cultural and entertainment activities, and other
community, social and education facilities through planning obligations in conjunction with
other development proposals. These policies are supported by more specific
supplementary planning guidance.

A S106 agreement to secure contributions towards transportation, air quality, training and
employment and public realm improvements was signed as part of the outline consent.

Not applicable to this application.

None.

8. Observations of the Borough Solicitor

General
Members must determine planning applications having due regard to the provisions of the
development plan so far as material to the application, any local finance considerations so
far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and use
of land in the public interest. The considerations must fairly and reasonably relate to the
application concerned. 

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and also
the guidance contained in Probity in Planning, 2009.

Planning Conditions
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.

Planning Obligations
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related to
the scale and kind to the development (Regulation 122 of Community Infrastructure Levy
2010).

Equalities and Human Rights
Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have due regard to the need to eliminate discrimination, advance equality of
opportunities and foster good relations between people who have different protected
characteristics. The protected characteristics are age, disability, gender reassignment,
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pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have due regard to the above goals means that members should
consider whether persons with particular protected characteristics would be affected by a
proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances.

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance

None.

10. CONCLUSION

Outline consent granted consent for the erection of a proposed hotel development of up to
660 bedrooms (approximately 30,000sq.m) with ancillary cafe, bar and restaurant facilities,
car parking, service access, courtyard space, landscaping and improved ground level
pedestrian access including public realm improvements with all matters reserved.

The current application seeks approval of reserved matters of appearance, landscaping,
layout, scale and access in relation to the outline permission.

The submitted scheme complies fully with the parameters approved at outline stage. The
proposed design, finish and appearance of the building is considered acceptable in the
context of the surrounding area. In relation to the layout, scale and access arrangements of
the site, the hotel maximises the available footprint of the site while allowing considerable
space for the diversion of existing services. The proposed hotel layout has primary public
spaces and arrival areas located along Swindon Road as this is the closest point of
access for pedestrians going to and from Terminal 4. Vehicle access to the site is possible
only on Swindon Road, and the hotel drop off area is also located adjacent to the road.
Under a separate application and through the legal agreement, it is proposed to connect
the hotel to the existing elevated walkway which links Terminal 4 with the Hilton. Hotel guest
rooms are proposed to ring the site forming an enclosed, internal atrium courtyard at the
centre of the project and this enclosed atrium will be utilised for the hotel's main public
spaces including lobbies, restaurant and bar. Interior landscaping and living walls are
proposed to create a unique public space within the hotel and larger T4 Campus. The
proposed layout and access are considered acceptable and no objection is raised in this
regard.

In relation to the proposed landscaping, further planting and detail has been sought by the
Landscape Officer, which will be reported in the addendum to the committee.

The decision granting outline consent included 16 pre commencement conditions covering
materials, lighting, archaeology, contamination, sustainable drainage, traffic arrangements,
provision of living walls, protection from air traffic noise, detailed hard and soft landscape
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scheme, protection of the site from air pollution, provision of an ecological enhancement
scheme, energy assessment, access strategy. These matters would form part of a
separate condition discharge application.

Subject to satisfactory landscaping amendments being received, the scheme is
recommended for approval.

11. Reference Documents

Hillingdon Local Plan: Part One (November 2012)
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)
London Borough of Hillingdon's HDAS 'Accessible Hillingdon' Supplementary Planning
Document (May 2013)
London Borough of Hillingdon's Planning Obligations Supplementary Planning Document
(July 2014)
London Plan (2016)
National Planning Policy Framework (March 2012)

Charlotte Goff 01895 250230Contact Officer: Telephone No:
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BRIDGE HOUSE, DENBRIDGE IND. ESTATE OXFORD ROAD UXBRIDGE 

Demolition of existing office building (Use Class B1(a) and multi-storey car
park and redevelopment of the site to provide a new office (Use Class B1(a)
building, associated multi-storey car park and ancillary cafe unit (Use Class
A1/A3)

29/02/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 40050/APP/2016/852

Drawing Nos: 13035_(01)-E-001_Existing West and North Elevation
Bridge House D and A Statement Part 2
Bridge House D and A Statement Part 3
Bridge House D and A Statement Part 1
MA_3041_1001 Landscape Masterplan
MA_3041_2000 Landscape Masterplan Roof Level
MA_3041_2001 Level 7 Roof Terrace Illustrative Mas
13035_(03)-P-008_Proposed Roof Plan_PL2.
13035_(03)-P-0B0_Proposed Basement Floor Plan_PL2
13035_(03)-X-001_Proposed Site Section_PL2
13035_(03)-X-002_Proposed Section_PL2
13035_Bridge House_Area Schedule_Planning Submissi
13035_(03)-E-001_Proposed West Elevation_PL2
13035_(01)-E-002_Existing East and South Elevation
13035_(01)-P-001_Existing Typical Floor Plan_PL2
13035_(01)-X-001_Existing Bridge House Section_PL2
13035_(03)-E-002_Proposed North Elevation_PL2
13035_(03)-E-003_Proposed East Elevation_PL2
13035_(03)-E-004_Proposed South Elevation_PL2
13035_(03)-E-005_Proposed Multi Storey Car Park El
13035_(03)-P-001_Proposed First Floor_PL2
13035_(03)-P-002_Proposed Second Floor Plan_PL2
13035_(03)-P-003_Proposed Third Floor Plan_PL2
13035_(03)-P-004_Proposed Fourth Floor_PL2
13035_(03)-P-005_Proposed Fifth Floor Plan_PL2
13035_(03)-P-006_Proposed Sixth Floor Plan_PL2
13035_(03)-P-007_Proposed Seventh Floor Plan_PL2
Site Access Survey Summary
MA_3041_1000 Rev F Illustrative Masterplan
13035_(03)-P-0G0_Proposed Ground Floor Plan_PL4
13035_(03)-S-001_Proposed Location Plan_PL3
MA-3041-3000 Rev A Landscape Section A
MA-3041-3001 Rev A Landscape Section B
MA-3041-3002 Landscape Section C
13035_(03)-S-002_Proposed Site Plan_PL5

Date Plans Received: 11/10/2016

29/02/2016

02/11/2016

02/08/2016

Date(s) of Amendment(s):

08/03/2016Date Application Valid:

Agenda Item 10
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DEFERRED ON 16th November 2016 FOR FURTHER INFORMATION . 

This application has previously been presented to the Major Applications Planning Committee
on the 16th of November 2016. The resolution of the Committee on the 16th of November 2016
was to defer the application as Members required further information on the proposed highways
mitigation measures. 

Following Planning Committee's resolution to defer the application a meeting was held between
the Applicant's Transport Consultants and the Council's Highways Engineers on the 21st of
November 2016. Subsequent to this meeting the Applicant has confirmed acceptance of the
requirement to increase the obligation towards improvements to the local highway network from
£150,000 to £500,000. This contribution remains independent of other contributions sought to
mitigate the impact of the development, such as the £150,000 contribution towards public realm
improvements and £30,000 toward improvements to the canal/towpath.

The applicant has also provided an additional plan to show potential highways mitigation works
(plan reference MBSK161122-1).

Following the meeting on the 21st of November 2016 the Council's Highways Engineer has
provided the additional comments below:

'Following the deferment of this application from the last committee held on 16th November
2016,  the developer's traffic consultants arranged a meeting with the Council highways
engineers.

The outcome was that their client is seeking a resolution before the end of the year and a
transport study of the highway network involving traffic surveys and modelling could take up to 6
months to complete.

In view of this they are agreeable to a sum of  £ 500,000  for highway mitigation works. The
study would have to be carried out prior to commencement of the development. 

Some ideas of possible highway mitigation works were presented to members at the last
committee, and their  viability is to be investigated by the developer. In the event that full
mitigation is not achievable within the length of Oxford Road some mitigation works may have to
be carried out further upstream in order to reduce journey times to the levels that existed before
the development. 

Considering the scale of the development, the amount now being offered provides us comfort
that the end result  could be achieved.'

In addition comments have been received from the Council's Partnerships and Business
Engagement Manager:

'The proposed redevelopment of Bridge House on the Denbridge Industrial Estate, is very much
welcomed from an economic development perspective. The original Bridge House was
constructed in the late 1960's and whilst it has undergone considerable updating the building is
now some 50 years old and very much of its age. It is noted that two of the towns major office
complexes of a similar age and design, namely Charter Place and the former Allied Irish offices
in Belmont Road have both undergone recent multi million pound refurbishments and
expansions. 

These developments both nearing completion reflect the current demand for open plan, flexible
and above all quality office accommodation. The Bridge House development is planned with a
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1. SUMMARY

This application seeks full planning permission for the demolition of an existing office
building (Use Class B1(a)) and multi-storey car park and the redevelopment of the site to
provide a new office (Use Class B1(a)) of 22,875 sqm, associated multi-storey car park
and cafe (Use Class A1/A3) of 87 sqm plus landscaping and improvement works to the
adjacent canal towpath. 

The site fronts onto Oxford Road (A4020) and is between the River Colne and the Grand
Union Canal. The site is within, but on the north western boundary of, Uxbridge Town
centre and is within an Archaeological Priority Area.

It is considered that the proposed development would result in an acceptable visual
impact on the visual amenities of the site, the wider area, the adjacent Green Belt and
Conservation Area, and the nearby listed building. The proposal would not have any
detrimental impact on the amenities of the occupiers of neighbouring units and it is not
considered that the development would lead to such a significant increase in traffic that
refusal could be justified on highway grounds. 

The development proposals accords with the saved Development Plan policies, the Local
Plan Part 1 policies, the London Plan and the NPPF and, accordingly, approval is
recommended subject to conditions and the completion of a S106 Legal Agreement.

2. RECOMMENDATION 

1.That delegated powers be given to the Head of Planning and Enforcement to

grant planning permission subject to:

similar objectives in mind and once approved it would add further quality accommodation to
Uxbridge's office sector.

Uxbridge continues to be the home of a number of household names who have their corporate
or regional headquarters in the town, for example Hertz, Coca Cola, Xerox are all long term
occupiers. And whilst the town continues to enjoy a good reputation in terms of its location and
its excellent public transport connections, officers are keenly aware of the range of alternative
options available to corporate organisations looking for good quality office accommodation in the
West London and Thames Valley area.   

In order to maintain and strengthen its position as a town that is great for businesses and
residents alike a range of Uxbridge businesses with support from the Council are seeking to
create the Uxbridge Business Improvement district, which all being well will be operational in
2017. One of Uxbridge BID's key tasks will be to promote the town as a destination for
businesses and investors and the approval of the Bridge House scheme will afford another
positive example of a town that supports and has confidence in its business sector.

Bridge House, in addition to adding further quality to the towns office accommodation portfolio
and affording Uxbridge a landmark building on its Western border, will deliver a comprehensive
training and employment scheme during the construction phase.'

Case Officer's comments:
Following the discussions between the Applicant's Transport Consultants and the Council's
Highways Engineers and the increased contribution of £500,000 to highways mitigation the
application is recommended for approval subject to the above amendment to the proposed
S106 legal agreement and originally proposed conditions.
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A) That the application be referred to the Mayor under Article 5 of the Town and

Country Planning (Mayor of London) Order 2008,

B)Entering into an agreement with the applicant under Section 106 of the Town

and Country Planning Act 1990 (as amended) and/or S278 of the Highways Act 1980

(as amended) and/or other appropriate legislation to secure:

1. Highway Works: S278/S38 for required Highways Works 

2. Contribution towards improvements to the local highway network with an upper

limit of £500,000, plus a transport appraisal to include modelling of the local

network prior to commencement of the development.

3. Construction Training: A financial contribution to the sum of: Training costs:

£2500 per £1m build cost plus Coordinator Costs - £9,600 per phase or an in kind

scheme to be provided.

4. Employment Training Initiatives

5. Refuse & Delivery Management Scheme 

6. Canal Towpath/Canal and River Trust, as follows;-

a) £30,000 Contribution towards improvements to the Canal Towpath/Canal and

River Trust, including a management scheme for the future maintenance of the

Towpath;

b) a survey of the condition of the waterway wall and schedule of the repairs;

c) submission of details for approval relating to improved access to the canal and

its towpath, and for the opening up of the canalside area.

7. Travel Plan: to include £20,000 Bond

8. Public Realm Contribution of £150,000

9. Off-site sustainability contribution of £95,400 to a carbon fund.

10. Project Management & Monitoring Fee: A financial contribution equal to 5% of

the total cash contributions.

C)That in respect of the application for planning permission, the applicant meets

the Council's reasonable costs in preparation of the Section 106 and/or 278

Agreements and any abortive work as a result of the agreement not being

completed.

D)That Officers be authorised to negotiate and agree the detailed terms of the

proposed agreement and conditions of approval.

E)If the Legal Agreements have not been finalised by 31st March 2017 (or such

other timeframe as may be agreed by the Head of Planning and Enforcement),

delegated authority be given to the Head of Planning and Enforcement to refuse

planning permission for the following reason:

'The applicant has failed to provide measures to mitigate the impacts of the

development through enhancements to services and the environment necessary

as a consequence of demands created by the proposed development (relating to

highway works (including Travel Plan), construction training, employment training,

project management, refuse and delivery management scheme, works to the canal

towpath, a public realm improvement contribution, off-site sustainability

contribution and project management and monitoring fee). The proposal therefore

conflicts with policies R17, OE1, AM2 and AM7 of the Hillingdon Local Plan: Part

Two Saved UDP Policies (November 2012), the Council's Planning Obligations
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COM3

COM4

Time Limit

Accordance with Approved Plans

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers;
13035_(03)-S-001_Proposed Location Plan_PL3
13035_(03)-S-002_Proposed Site Plan_PL5
13035_(03)-P-0B0_Proposed Basement Floor Plan_PL2
13035_(03)-P-0G0_Proposed Ground Floor Plan_PL4
13035_(03)-P-001_Proposed First Floor_PL2
13035_(03)-P-002_Proposed Second Floor Plan_PL2
13035_(03)-P-003_Proposed Third Floor Plan_PL2
13035_(03)-P-004_Proposed Fourth Floor_PL2
13035_(03)-P-005_Proposed Fifth Floor Plan_PL2
13035_(03)-P-006_Proposed Sixth Floor Plan_PL2
13035_(03)-P-007_Proposed Seventh Floor Plan_PL2
13035_(03)-P-008_Proposed Roof Plan_PL2.
13035_(03)-E-001_Proposed West Elevation_PL2
13035_(03)-E-002_Proposed North Elevation_PL2
13035_(03)-E-003_Proposed East Elevation_PL2
13035_(03)-E-004_Proposed South Elevation_PL2
13035_(03)-E-005_Proposed Multi Storey Car Park 
13035_(03)-X-001_Proposed Site Section_PL2
13035_(03)-X-002_Proposed Section_PL2
MA_3041_1000 Rev F Illustrative Masterplan
MA_3041_1001 Landscape Masterplan
MA_3041_2000 Landscape Masterplan Roof Level
MA_3041_2001 Level 7 Roof Terrace Illustrative 
MA-3041-3000 Rev A Landscape Section A
MA-3041-3001 Rev A Landscape Section B
MA-3041-3002 Landscape Section C;
and shall thereafter be retained/maintained for as long as the development remains in
existence.

REASON

1

2

SPD and the Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012), the

London Plan (March 2016) and the NPPF.'

F)That subject to the above, the application be deferred for determination by the

Head of Planning and Enforcement under delegated powers, subject to

completion of the legal agreement under Section 106 of the Town and Country

Planning Act 1990 and other appropriate powers with the applicant. 

G)That if the application is approved, the following conditions be imposed subject

to changes negotiated by the Head of Planning and Enforcement prior to issuing

the decision.
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COM5

COM7

COM8

General compliance with supporting documentation

Materials (Submission)

Tree Protection

To ensure the development complies with the provisions Hillingdon Local Plan: Part Two
Saved UDP Policies (November 2012) and the London Plan (2016).

The development hereby permitted shall not be occupied until the following has been
completed in accordance with the specified supporting plans and/or documents:
Design and Access Statement February 2016
Planning Statement
Environmental Assessment April 2013
Verified Views February 2016
Landscape Strategy February 2016
Historic Environment Assessment January 2016
Construction Ecology Management Plan (RT-MME-119773-04)
Demolition and Construction Logistics Appraisal February 2016
Daytime Bat Survey (RT-MME-119773-02)
Drainage Management Plan October 2015
Ecological Assessment (RT-MME-119773-01)
Energy Strategy Rev E
Flood Risk Assessment 2015
5 Year Habitat Management Plan (RT-MME-119773-06)
Sustainability Appraisal Rev E
Site Access Survey Summary
Arboricultural Survey (RT-MME-119773-03)

Thereafter the development shall be retained/maintained in accordance with these details
for as long as the development remains in existence

REASON
To ensure that the development complies with the provisions of Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012) and the London Plan (2016).

No development shall take place until details of all materials and external surfaces,
including details of glazing, decorative brickwork, high level plant, balustrades and means
of enclosure, signage, details of the main entrance and construction of the timber cladding
and fins, external terracing and ramps have been submitted to and approved in writing by
the Local Planning Authority. Thereafter the development shall be constructed in
accordance with the approved details and be retained as such.

Details should include information relating to make, product/type, colour and
photographs/images plus maintenance plans. 

REASON
To ensure that the development presents a satisfactory appearance in accordance with
Policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

No site clearance or construction work shall take place until the details have been
submitted to, and approved in writing by, the Local Planning Authority with respect to:

1. A method statement outlining the sequence of development on the site including
demolition, building works and tree protection measures.

3

4

5
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COM9 Landscaping (car parking & refuse/cycle storage)

2. Detailed drawings showing the position and type of fencing to protect the entire root
areas/crown spread of trees, hedges and other vegetation to be retained shall be
submitted to the Local Planning Authority for approval. No site clearance works or
development shall be commenced until these drawings have been approved and the
fencing has been erected in accordance with the details approved. Unless otherwise
agreed in writing by the Local Planning Authority such fencing should be a minimum height
of 1.5 metres.

Thereafter, the development shall be implemented in accordance with the approved
details. The fencing shall be retained in position until development is completed.
The area within the approved protective fencing shall remain undisturbed during the
course of the works and in particular in these areas:
2.a There shall be no changes in ground levels;
2.b No materials or plant shall be stored;
2.c No buildings or temporary buildings shall be erected or stationed.
2.d No materials or waste shall be burnt; and.
2.e No drain runs or other trenches shall be dug or otherwise created, without the prior
written consent of the Local Planning Authority.

REASON
To ensure that trees and other vegetation can and will be retained on site and not
damaged during construction work and to ensure that the development conforms with
policy BE38 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

No development shall take place until a landscape scheme has been submitted to and
approved in writing by the Local Planning Authority. The scheme shall include: -

1.    Details of Soft Landscaping
1.a  Planting plans (at not less than a scale of 1:100),
1.b  Written specification of planting and cultivation works to be undertaken,
1.c  Schedule of plants giving species, plant sizes, and proposed numbers/densities
where appropriate

2. Details of Hard Landscaping
2.a Refuse Storage
2.b Cycle Storage
2.c Means of enclosure/boundary treatments
2.d Car Parking Layouts (including 21 disabled parking spaces, 111 electric vehicle
charging spaces, 48 passive charging spaces and 35 motorcycle spaces)
2.e Hard Surfacing Materials
2.f External Lighting
2.g Other structures (such as furniture)

3. Living Walls and Roofs
3.a Details of a scheme for the inclusion of living walls, roofs and screens. The scheme
shall provide details of the types of living material to be used and the locations and
methods of maintenance where necessary
3.b Justification as to why no part of the development can include living walls and roofs

4. Details of Landscape Maintenance
4.a Landscape Maintenance Schedule for a minimum period of 5 years.

6
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COM6

COM31

NONSC

Levels

Secured by Design

Accessible Shower

4.b Proposals for the replacement of any tree, shrub, or area of surfing/seeding within the
landscaping scheme which dies or in the opinion of the Local Planning Authority becomes
seriously damaged or diseased.

5. Schedule for Implementation

6. Other
6.a Existing and proposed functional services above and below ground

Thereafter the development shall be carried out and maintained in full accordance with the
approved details.

REASON
To ensure that the proposed development will preserve and enhance the visual
amenities of the locality and provide adequate facilities in compliance with policies BE13,
BE38 and AM14 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)
and Policies 5.11 (living walls and roofs) and 5.17 (refuse storage) of the London Plan
(2016).

No development shall take place until plans of the site showing the existing and proposed
ground levels and the proposed finished floor levels of all proposed buildings have been
submitted to and approved in writing by the Local Planning Authority. Such levels shall be
shown in relation to a fixed and know datum point. Thereafter the development shall not be
carried out other than in accordance with the approved details.

REASON
To ensure that the development relates satisfactorily to adjoining properties in accordance
with policy BE13 Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012)

The building(s) shall achieve 'Secured by Design' accreditation awarded by the Hillingdon
Metropolitan Police Crime Prevention Design Adviser (CPDA) on behalf of the Association
of Chief Police Officers (ACPO). No building shall be occupied until accreditation has
been achieved.

REASON
In pursuance of the Council's duty under section 17 of the Crime and Disorder Act 1998 to
consider crime and disorder implications in excising its planning functions; to promote the
well being of the area in pursuance of the Council's powers under section 2 of the Local
Government Act 2000, to reflect the guidance contained in the Council's SPG on
Community Safety By Design and to ensure the development provides a safe and secure
environment in accordance with London Plan (2016) Policies 7.1 and 7.3.

Prior to the commencement of development a scheme for the inclusion of a minimum of
one accessible self-contained shower cubicle designed in accordance BS 8300:2009,
12.4 and figure 50, shall be submitted to and approved in writing by the Local Planning
Authority. It would be acceptable to be an accessible toilet cubicle and self-contained
shower cubicle. The development must proceed in accordance with the approved
scheme.

REASON

7

8

9
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NONSC

NONSC

COM14

COM15

Ecology Enhancements

Roof Plan/PVs

No additional internal floorspace

Sustainable Water Management

To ensure that the development is in accordance with London Plan Policy 3.1 and the
Council's 'Accessible Hillingdon' Supplementary Planning Document.

Prior to the commencement of development a scheme for the inclusion of measures to
promote and support flora and fauna shall be submitted to and approved in writing by the
Local Planning Authority. The scheme shall also include detailed landscaping and ecology
enhancement plans for the boundary that includes the banks of the River Colne. The
scheme shall clearly detail measures to promote and enhance wildlife opportunities within
the landscaping and the fabric of the buildings. These shall include bat and bird boxes,
habitat walls and a range of plants to encourage and support wildlife. The scheme shall
aim to include an area of land dedicated to wildlife habitat in close proximity to the bank of
the River Colne. The development must proceed in accordance with the approved
scheme. 

Reason
To ensure the development contributes to ecological enhancement in accordance with
Policy EM7 (Local Plan) and Policy 7.28 of the London Plan.

Prior to the commencement of development a roof plan showing the incorporation of
400m2 of PVs across the development in line with the energy strategy (Rev E, Hoare Lea,
February 2016). The plan shall be accompanied by detailed specification of the PVs and a
monitoring regime including the reporting of annual carbon savings from the PVs to the
Local Planning Authority. The development must proceed in accordance with the roof plan
and supporting details.  

Reason
To ensure the development contributes to a carbon reduction saving in accordance with
Policy 5.2 of the London Plan.

Notwithstanding the provisions of Section 55 of the Town and Country Planning Act 1990
(or any others revoking and re-enacting this provision with or without modification), no
additional internal floorspace shall be created in excess of that area expressly authorised
by this permission.

REASON
To enable the Local Planning Authority to assess all the implications of the development
and to ensure that adequate parking and loading facilities can be provided on the site, in
accordance with provisions Hillingdon Local Plan: Part Two Saved UDP Policies
(November 2012) and the London Plan (2016).

Prior to commencement, a scheme for the provision of sustainable water management
shall be submitted to, and approved in writing by the Local Planning Authority. 

The scheme shall clearly demonstrate how it, Manages Water and demonstrate ways of
controlling the surface water on site by providing information on:
a) Suds features:
i. incorporating sustainable urban drainage (SuDs) in accordance with the hierarchy set
out in Policy 5.15 of the London Plan. Where the proposal does not utilise the most
sustainable solution, justification must be provided,

10

11

12
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COM30 Contaminated Land

ii. calculations showing storm period and intensity and volume of storage required to
control surface water and size of features to control that volume to Greenfield run off rates
at a variety of return periods including 1 in 1 year, 1 in 30, 1 in 100, and 1 in 100 plus
Climate change,
iii. where it is intended to have above ground storage, overland flooding should be
mapped, both designed and exceedance routes above the 100, plus climate change,
including flow paths depths and velocities identified as well as any hazards, ( safe access
and egress must be demonstrated).
b) Capacity of Receptors
i. Where infiltration techniques (soakaway) or a basement are proposed a site
investigation must be provided to establish the level of groundwater on the site, and to
demonstrate the suitability of infiltration techniques proposed on the site. (This should be
undertaken at the appropriate time of year as groundwater levels fluctuate).
ii. Where groundwater is found within the site and a basement is proposed suitable
mitigation methods must be provided to ensure the risk to others is not increased.
iii. identify vulnerable receptors, ie WFD status and prevent pollution of the receiving
groundwater and/or surface waters through appropriate methods;
c) Minimise water use. 
i. incorporate water saving measures and equipment.
ii. provide details of how rain and grey water will be recycled and reused in the
development.
d) Long Term Management and Maintenance of the drainage system.
i. Provide a management and maintenance plan
ii. Include details of Inspection regimes, performance specification, (remediation and
timescales for the resolving of issues where a PMC). 
iii. Where overland flooding is proposed, the plan should include the appropriate actions to
define those areas and actions required to ensure the safety of the users of the site
should that be required.
iv.  Clear plans showing all of the drainage network above and below ground. The
responsibility of different parties such as the landowner, PMC, sewers offered for adoption
and that to be adopted by the Council Highways services. 
f) From commencement on site
i. How temporary measures will be implemented to ensure no increase in flood risk from
commencement on site including any clearance or demolition works.

Thereafter the development shall be implemented and retained/maintained in accordance
with these details for as long as the development remains in existence.

REASON
To ensure that surface water run off is controlled to ensure the development does not
increase the risk of flooding, surface water is handled as close to its source as possible
and to conserve water supplies in accordance with Policy EM6 Flood Risk Management in
Hillingdon Local Plan: Part 1- Strategic Policies (Nov 2012), Policies 5.12, 5.13 and 5.15 of
the London Plan (March 2016) and the National Planning Policy Framework.

(i) The development hereby permitted shall not commence until a scheme to deal with
contamination has been submitted in accordance with the Supplementary Planning
Guidance on Land Contamination and approved by the Local Planning Authority (LPA).
The scheme shall include all of the following measures unless the LPA dispenses with
any such requirement specifically and in writing:
(a) A desk-top study carried out by a competent person to characterise the site and
provide information on the history of the site/surrounding area and to identify and evaluate

14
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N12

NONSC

Air extraction system - noise and odour

Construction Environmental Management Plan

all potential sources of contamination and impacts on land and water and all other
identified receptors relevant to the site;
(b) A site investigation, including where relevant soil, soil gas, surface and groundwater
sampling, together with the results of analysis and risk assessment shall be carried out by
a suitably qualified and accredited consultant/contractor. The report should also clearly
identify all risks, limitations and recommendations for remedial measures to make the site
suitable for the proposed use.
(c) A written method statement providing details of the remediation scheme and how the
completion of the remedial works will be verified shall be agreed in writing with the LPA
prior to commencement.

(ii) If during development or works contamination not addressed in the submitted
remediation scheme is identified, an addendum to the remediation scheme must be
agreed with the LPA prior to implementation; and

(iii) All works which form part of the remediation scheme shall be completed and a
verification report submitted to the Council's Environmental Protection Unit before any part
of the development is occupied or brought into use unless the LPA dispenses with any
such requirement specifically and in writing.

(iv) No contaminated soils or other materials shall be imported to the site. All imported
soils for landscaping purposes shall be clean and free of contamination. Before any part of
the development is occupied, all imported soils shall be independently tested for chemical
contamination, and the results of this testing shall be submitted and approved in writing by
the Local Planning Authority. All soils used for gardens and/or landscaping purposes shall
be clean and free of contamination.

REASON
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems and the development can be carried out safely without unacceptable
risks to workers, neighbours and other offsite receptors in accordance with policy OE11
Hillingdon Local Plan: Part Two Saved UDP Policies (November 2012).

No air extraction system shall be used on the premises until a scheme for the control of
noise and odour emanating from the site has been submitted to and approved in writing by
the Local Planning Authority. The approved scheme shall then be fully implemented before
the development is occupied/the use commences and thereafter shall be retained and
maintained in good working order for so long as the building remains in use.

REASON
To safeguard the amenity of the occupants of surrounding properties in accordance with
policy OE1 of the Hillingdon Local Plan (November 2012) and London Plan (2016) Policy
7.15.

Before the development hereby approved commences, a Construction Environmental
Management Plan (CEMP) shall be submitted to, and approved in writing by, the Local
Planning Authority. The CEMP shall comprise such combination of measures for
controlling the effects of demolition, construction and enabling works associated with the
development as may be approved by the Local Planning Authority. The CEMP shall
address issues including the phasing of the works, hours of work, noise and vibration, air

15
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OTH2

NONSC

Archaeology

Bird Hazard Management Plan

quality, waste management, site remediation, plant and equipment, site transportation and
traffic management including routing, signage, permitted hours for construction traffic and
construction materials deliveries. It will ensure appropriate communication with, the
distribution of information to, the local community and the Local Planning Authority relating
to relevant aspects of construction. Appropriate arrangement should be made for
monitoring and responding to complaints relating to demolition and construction. All
demolition, construction and enabling work at the development shall be carried out in
accordance with the approved CEMP unless otherwise agreed in writing by the LPA.

Reason: To safeguard the amenity of surrounding areas in accordance with policy OE5 of
the Hillingdon Local Plan (November 2012) and London Plan (2016).

A) No development shall take place until the applicant has secured the implementation of
a programme of archaeological works in accordance with a Written Scheme of
Investigation which has been submitted by the applicant and approved by the local
planning authority. 

B) No development or demolition shall take place other that in accordance with the Written
Scheme of Investigation approved under Part (A).

C) The development shall not be occupied until the site investigation and post investigation
assessment has been completed in accordance with the programme set out in the
Written Scheme of Investigation approved under Part (A), and the provision made for
analysis, publication and dissemination of the results and archive deposition has been
secured.

REASON
Heritage assets of archaeological interest may survive on the site. The planning authority
wishes to secure the provision of archaeological investigation and the subsequent
recording of any remains prior to development, in accordance with Policy BE3 Hillingdon
Local Plan: Part Two Saved UDP Policies (November 2012), Policy 7.8 of the London
Plan (March 2016) and The National Planning Policy Framework.

Development shall not commence until a Bird Hazard Management Plan has
been submitted to and approved in writing by the Local Planning Authority.
The submitted plan shall include details of:  
-Management of any flat/shallow pitched/green roofs on buildings within the site which
may be attractive to nesting, roosting and "loafing" birds. The management plan shall
comply with Advice Note 8 'Potential Bird Hazards from Building Design'.

The Bird Hazard Management Plan shall be implemented as approved, on completion of
the development and shall remain in force for the life of the building. No subsequent
alterations to the plan are to take place unless first
submitted to and approved in writing by the Local Planning Authority. 

Reason: 
It is necessary to manage the flat roofs in order to minimise its attractiveness to birds
which could endanger the safe movement of aircraft and the operation of Heathrow
Airport.
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I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including
The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance.

AM2

AM7

AM8

AM9

AM11

AM13

AM14

AM15

BE4

BE8

BE10

BE13

BE15

BE18

BE21

BE24

BE25

BE26

BE38

Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.

Priority consideration to pedestrians in the design and
implementation of road construction and traffic management
schemes
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
Improvement in facilities and promotion of safety and security at bus
and rail interchanges; use of planning agreements to secure
improvement in public transport services
AM13 Increasing the ease of movement for frail and elderly people
and people with disabilities in development schemes through (where
appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street
furniture schemes
New development and car parking standards.

Provision of reserved parking spaces for disabled persons

New development within or on the fringes of conservation areas

Planning applications for alteration or extension of listed buildings

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

Siting, bulk and proximity of new buildings/extensions.

Requires new development to ensure adequate levels of privacy to
neighbours.
Modernisation and improvement of industrial and business areas

Town centres - design, layout and landscaping of new buildings

Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Proposals for industry, warehousing and business development
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LE1

LE6

LE7

OE1

OE3

OE8

R2

R17

LPP 2.15

LPP 4.1

LPP 4.2

LPP 5.1

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.15

LPP 5.21

LPP 5.3

LPP 5.7

LPP 6.12

LPP 6.13

LPP 6.3

LPP 6.9

LPP 7.13

LPP 7.14

LPP 7.16

LPP 7.19

LPP 7.24

LPP 7.25

LPP 7.26

LPP 7.27

LPP 7.28

LPP 7.3

LPP 7.30

LPP 7.4

LPP 7.5

LPP 7.6

LPP 7.7

LPP 7.8

LPP 8.2

LPP 8.3

Major officer and other business proposals in town centres

Provision of planning benefits from industry, warehousing and
business development
Protection of the character and amenities of surrounding properties
and the local area
Buildings or uses likely to cause noise annoyance - mitigation
measures
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
Provision of recreation, entertainment and leisure facilities in Town
Centres
Use of planning obligations to supplement the provision of recreation,
leisure and community facilities
(2016) Town Centres

(2016) Developing London's economy

(2016) Offices

(2016) Climate Change Mitigation

(2016) Green roofs and development site environs

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Water use and supplies

(2016) Contaminated land

(2016) Sustainable design and construction

(2016) Renewable energy

(2016) Road Network Capacity

(2016) Parking

(2016) Assessing effects of development on transport capacity

(2016) Cycling

(2016) Safety, security and resilience to emergency

(2016) Improving air quality

(2016) Green Belt

(2016) Biodiversity and access to nature

(2016) Blue Ribbon Network

(2016) Increasing the use of the Blue Ribbon Network for
passengers and tourism
(2016) Increasing the use of the Blue Ribbon Network for freight
transport
(2016) Blue Ribbon Network: supporting infrastructure and
recreational use
(2016) Restoration of the Blue Ribbon Network

(2016) Designing out crime

(2016) London's canals and other rivers and waterspaces

(2016) Local character

(2016) Public realm

(2016) Architecture

(2016) Location and design of tall and large buildings

(2016) Heritage assets and archaeology

(2016) Planning obligations

(2016) Community infrastructure levy
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3

4

a) The applicant is reminded of the duties set out in the Equality Act 2010, with regard to
employment and service provision.  Whilst an employer's duty to make reasonable
adjustment is owed to an individual employee or job applicant, the responsibility of service
providers is to disabled people at large, and the duty is anticipatory. The Equality Act 2010
seeks to protect people accessing goods, facilities and services from direct discrimination
on the basis of a 'protected characteristic', which includes those with a disability.

The failure to take reasonable steps at this stage to facilitate access will therefore count
against the service provider, if/when challenged by a disabled person. It is therefore
recommended that the applicant takes full advantage of the opportunity that this
development offers, to improve the accessibility of the premises to people with mobility
and sensory impairments. 

As part of the Act, service providers are obliged to improve access to and within the
structure of their building, particularly in situations where reasonable adjustment can be
incorporated with relative ease. The Act states that service providers should think ahead
to take steps to address barriers that impede disabled people

b) Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and a
term contract planned for their maintenance.

c) Care must be taken to ensure that overspill and/or other interference from induction
loops in different/adjacent areas does not occur.

d) Flashing beacons/strobe lights linked to the fire alarm should be carefully selected to
ensure they remain within the technical thresholds not to adversely affect people with
epilepsy.

The Council's Waste Management Officer has provided the following guidance:

Office Accommodation
a) The proposal is for a large commercial office building. As the waste is from a
commercial premise the site operators have a Duty of Care to contain the waste safely
until it is collected by a licensed waste carrier. 

b) The waste produced from the premises could either be contained in 1,100 bulk bins,
the dimensions of which are given in the table below:-
Bin Size - 1,100 litre Eurobin
Height - 1370mm
Depth - 990mm
Width - 1,260mm

c) Alternatively either 12 cubic yard front end loader bins, or 40 cubic yard roll on-roll off
bins could be used to contain the waste arising. The latter would give to opportunity to be
fed through compactors, to optimise the load being taken away, which is good practice.

d) The anticipated volume of waste could be calculated by multiplying anticipated number
of employees by 50 litres. 

f) Recyclable waste should be separated; in particular glass, paper, cardboard, metal
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cans, plastic bottles and possibly food waste. Some of the waste containers must be
allocated to collect recyclable items, which is good practice.

g) Arrangements should be made for the cleansing of the waste storage area with water
and disinfectant. Drainage should be by means of trapped gully connected to the foul
sewer. The floor of the bin store area should have a suitable fall (no greater than 1:20)
towards the drainage points. 

h) The material used for the floor of the waste storage area must be able to withstand the
weight of the bulk bins. If the 40 cubic yard roll-on roll-off bin option is chosen, then 40
Newton metre concrete would be required to withstand regular bin movements. Ideally the
walls of the bin storage area should be made of a material that has a fire resistance of one
hour when tested in accordance with BS 472-61. 

i) If using 1,100 litre bulk bins the gradient of any path that the bulk bins have to be moved
on should ideally be no more than 1:20, with a width of at least 2 metres. The surface
should be smooth.  The collectors should not have to cart a 1,100 litre bulk bin more than
10 metres from the point of storage to the collection vehicle (BS 5906 standard). If the
storage area is raised above the area where the collection vehicle parks, then a dropped
kerb is needed to safely move the bin to level of the collection vehicle.

Cafe
a) The application includes the provision of a restaurant and cafe. I would recommend 1 x
1,100 litre type of bulk bin to safely and hygienically contain the waste arising from this
type of business. The same considerations as described in b), h) and i) would apply to
using this type of container. Alternatively the operators of the cafe could use bin provision
provided by the occupiers of the office accommodation.

Nuisance from demolition and construction work is subject to control under the Control of
Pollution Act 1974, the Clean Air Act 1993 and the Environmental Protection Act 1990.
You should ensure that the following are complied with:

(i) Demolition and construction works should only be carried out between the hours of
0800 and 1800 on Monday to Friday and between the hours of 0800 and 1300 on
Saturday.  No works should be carried out on Sundays, Public or Bank Holidays; 
(ii) All noise generated during such works should be controlled in compliance with British
Standard 5228, and use "best practicable means" as defined in section 72 of the Control
of Pollution Act 1974;
(iii) Measures should be taken to eliminate the release of dust, odours and other
emissions caused by the works that may create a public health nuisance.  Guidance on
control measures is given in "The control of dust and emissions from construction and
demolition: best practice guidelines", Greater London Authority, November 2006; and
(iv) No bonfires that create dark smoke or cause nuisance to local residents should be
allowed at any time.

You are advised to consult the Council's Environmental Protection Unit to seek prior
approval under Section 61 of the Control of Pollution Act 1974 if you anticipate any
difficulty in carrying out the works other than within the normal working hours set out
above, and by means that would minimise disturbance to adjoining premises.  For further
information and advice, contact the Environmental Protection Unit, 3S/02 Civic Centre,
High Street, Uxbridge, Middlesex UB8 1UW (tel. 01895 250155).
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6

7

8

9

The Bird Hazard Management Plan must ensure that flat/shallow pitched roofs be
constructed to allow access to all areas by foot using permanent fixed access ladders or
similar.

The owner/occupier must not allow gulls, to nest, roost or loaf on the building. Checks
must be made weekly or sooner if bird activity dictates, during the breeding season.
Outside of the breeding season gull activity must be monitored and the roof checked
regularly to ensure that gulls do not utilise the roof. Any gulls found nesting roosting or
loafing must be dispersed by the owner/occupier when detected or when requested by
BAA Airside Operations  staff. In some instances it may be necessary to contact BAA
Airside Operations staff before bird dispersal takes place. 

The owner/occupier must remove any nests or eggs found on the roof. The breeding
season for gulls typically runs from March to June. The owner/occupier must obtain the
appropriate licenses where applicable from Natural England before the removal of nests
and eggs.

A Groundwater Risk Management Permit from Thames Water will be required for
discharging groundwater into a public sewer. Any discharge made without a permit is
deemed illegal and may result in prosecution under the provisions of the Water Industry
Act 1991. We would expect the developer to demonstrate what measures he will
undertake to minimise groundwater discharges into the public sewer. Permit enquiries
should be directed to Thames Water's Risk Management Team by telephoning
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk.

Under the terms of the Water Resources Act 1991, and the Thames Land Drainage
Byelaws 1981, the prior consent of the Environment Agency is required for any proposed
works or structures, in, under, over or within 8 metres of the top of the bank of the River
Colne, designated a 'main river'. From 6th April 2016, the Flood Defence Consent regime
will move into the Environmental Permitting Regulations and become Flood Risk Activity
Permits. The charges for the new Permits will be different and some lower risk activities
may be Excluded or Exempt from the Permitting Regulations.

1. The applicant/developer should refer to the current "Code of Practice for Works
affecting the Canal & River Trust" to ensure that any necessary consents are obtained
(https://canalrivertrust.org.uk/business-and-trade/undertaking-works-on-our-property-
andour-code-of-practice).

2. The applicant/developer is advised that any encroachment, oversail of or access onto
the canal towpath requires written consent from the Canal & River Trust, and they should
contact the Canal & River Trust's Estates Surveyor, Jonathan Young
(jonathan.young@canalrivertrust.org.uk) regarding the required access agreement.

3. The applicant/developer is advised that any surface water discharge into waterspace
belonging to the Canal & River Trust will require written consent, and they should contact
the Canal & River Trust's Utilities team, Nick Pogson for further information
(nick.pogson@canalrivertrust.org.uk).
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3.1 Site and Locality

The site fronts onto Oxford Road (A4020) and is an island site between the River Colne
and the Grand Union Canal. The River Colne is the border between Hillingdon and South
Buckinghamshire, which also denotes the administrative boundary of the Greater London
Area. 

The broader island site is currently occupied by 3 buildings: Bridge House, Waterside and
Riverview all of which are occupied by Xerox, owned by L&G and have direct access from
Oxford Road. The application site includes the existing Bridge House building to the north
of the site that is in a prominent position on Oxford Road, considered to be a 'gateway' site
into Uxbridge. The building is 6 storeys in height plus an additional storey of plant and
provides GIA 9,009 sqm (GEA 10,199 sqm) of office use plus a small existing ancillary cafe
on the ground floor. To the south of Bridge House is a multi storey car park providing 246
car parking spaces, plus 30 surface car parking spaces (including 5 disabled spaces),
which also sits within the boundary of the current application. Bridge House was
constructed in 1967 and was reclad around 1998.

The surrounding area is mixed use and contains a number of existing multi storey office
buildings. The closest residential properties are located within Denham Lodge, to the north
west of the site on the opposite side of Oxford Road.

The site is within, but on the north western boundary of, Uxbridge Town centre and is within
an Archaeological Priority Area. The majority of the site has a PTAL rating of 2, however the
north eastern corner has a PTAL rating of 3. The site is within a developed area, as
designated by the Hillingdon Local Plan (November 2012).

The land on the western bank of the River Colne is within South Buckinghamshire and is
designated as Green Belt and a Biodiversity Opportunity Area. There is also Uxbridge Lock
Conservation Area to the north of the site.

3.2 Proposed Scheme

The Proposal is for the demolition of the existing office building (Use Class B1(a)) GIA
9,009 sqm (GEA 10,199 sqm) and multi-storey car park and redevelopment of the site to
provide a new office (Use Class B1(a)) Office GIA 20,646 sq m (GEA 22,874 sqm), Cafe
GIA 71 sqm (GEA 87 sqm) and associated multi-storey car park, surface parking and
landscaping works.

There are two principal parts to the development; The new Bridge House would be an 8
storey (plus basement) office building and an adjacent 7 floor split level multi-storey car

In dealing with the application the Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We
have made available detailed advice in the form of our statutory policies from the 'Saved'
UDP 2007, Local Plan Part 1, Supplementary Planning Documents, Planning Briefs and
other informal written guidance, as well as offering a full pre-application advice service, in
order to ensure that the applicant has been given every opportunity to submit an
application which is likely to be considered favourably.

3. CONSIDERATIONS

Page 86



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

park. 

The new office building would replace the existing Bridge House and increase the office
provision by GIA 11,637 sqm. The building would utilise a modern design to provide
contemporary office accommodation. There have been lengthy pre-application discussions
on the proposals that have contributed towards the final submission. The building would
incorporate a three storey projection on the western elevation with timber fins and bronze
cladding. This would be replicated to a lesser degree on other elevations. These protruding
wrap around elements would be heavily glazed to provide floor to ceiling glazing in these
areas maximising daylight to the office plate with the fins preventing any glare or
overheating from low lying afternoon sun. A fully glazed atrium runs through the core of the
building and aims to bring in light to the heart of the deepest part of the office floor plate. A
new cafe is proposed on the ground floor of the office building that would face out onto the
landscaped towpath. 

The car park building would be linked at each floor level to the new Bridge House. It would
be clad with vertical timber slats that have a random spacing layout to give it a more free
flowing design, improving the visual impact of this functional structure. The openings
between the timber slats would allow views through the car park as per the existing
structure and also allow for it to be naturally ventilated. 

The parking quantum on the site will be increased to 405 car parking spaces, which relates
to an increase of 129 spaces over the existing provision. Included within the 405 spaces
are 21 disabled parking spaces. Also proposed are 111 Electric vehicle charging facilities
to be installed, with a passive option for up to 48 more charging facilities to be installed in
the future. 

Cycle parking facilities would be improved to provide 187 spaces with 28 showers and
changing facilities, including 198 lockers. Access arrangements from Oxford Road are also
proposed to be improved to provide better turning facilities into and out of the site.

At present the site is bordered by the Grand Union Canal which has a tow path on its
western bank. However there is no connection to the towpath from the site at present.
Landscaping works are proposed to enhance the towpath and increase connectivity,
allowing access from the site and the southern side of Oxford Road onto the towpath.

40050/AA/98/1387

40050/N/95/1966

40050/T/97/3024

Xerox (Uk) Ltd 80    Oxford Road Uxbridge 

Rank Xerox, Bridge House  Oxford Road Uxbridge 

Bridge House, Denbridge Ind. Estate      Oxford Road Uxbridge 

Erection and retention for a limited period of a two storey portable building for office use

External alterations (recladding) to building

Installation of internally illuminated signage

04-09-1998

05-03-1996

Decision: 

Decision: 

ALT

Approved

3.3 Relevant Planning History
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The original Bridge House building is approximately 50 years old and the site has very
limited recent planning history. Consent was granted under application reference
40050/N/95/1966 for External Alterations (recladding) to building on the 28-12-95.

4. Planning Policies and Standards

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (March 2016)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Noise
Hillingdon Supplementary Planning Document - Planning Obligations
Hillingdon Supplementary Planning Guidance - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Land Contamination

PT1.BE1

PT1.E1

PT1.E4

PT1.E5

PT1.EM1

PT1.EM6

PT1.EM8

PT1.EM11

PT1.HE1

PT1.T1

PT1.T3

(2012) Built Environment

(2012) Managing the Supply of Employment Land

(2012) Uxbridge

(2012) Town and Local Centres

(2012) Climate Change Adaptation and Mitigation

(2012) Flood Risk Management

(2012) Land, Water, Air and Noise

(2012) Sustainable Waste Management

(2012) Heritage

(2012) Accessible Local Destinations

(2012) North-South Sustainable Transport Links

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

AM2

AM7

Development proposals - assessment of traffic generation, impact on congestion
and public transport availability and capacity

Consideration of traffic generated by proposed developments.

Part 2 Policies:

07-04-1997Decision: Approved

Comment on Relevant Planning History
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AM8

AM9

AM11

AM13

AM14

AM15

BE4

BE8

BE10

BE13

BE15

BE18

BE21

BE24

BE25

BE26

BE38

LE1

LE6

LE7

OE1

OE3

OE8

R2

R17

LPP 2.15

LPP 4.1

LPP 4.2

Priority consideration to pedestrians in the design and implementation of road
construction and traffic management schemes

Provision of cycle routes, consideration of cyclists' needs in design of highway
improvement schemes, provision of cycle  parking facilities

Improvement in facilities and promotion of safety and security at bus and rail
interchanges; use of planning agreements to secure improvement in public
transport services

AM13 Increasing the ease of movement for frail and elderly people and people with
disabilities in development schemes through (where appropriate): - 
(i) Dial-a-ride and mobility bus services
(ii) Shopmobility schemes
(iii) Convenient parking spaces
(iv) Design of road, footway, parking and pedestrian and street furniture schemes

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

New development within or on the fringes of conservation areas

Planning applications for alteration or extension of listed buildings

Proposals detrimental to the setting of a listed building

New development must harmonise with the existing street scene.

Alterations and extensions to existing buildings

Design considerations - pedestrian security and safety

Siting, bulk and proximity of new buildings/extensions.

Requires new development to ensure adequate levels of privacy to neighbours.

Modernisation and improvement of industrial and business areas

Town centres - design, layout and landscaping of new buildings

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

Proposals for industry, warehousing and business development

Major officer and other business proposals in town centres

Provision of planning benefits from industry, warehousing and business
development

Protection of the character and amenities of surrounding properties and the local
area

Buildings or uses likely to cause noise annoyance - mitigation measures

Development likely to result in increased flood risk due to additional surface water
run-off - requirement for attenuation measures

Provision of recreation, entertainment and leisure facilities in Town Centres

Use of planning obligations to supplement the provision of recreation, leisure and
community facilities

(2016) Town Centres

(2016) Developing London's economy

(2016) Offices
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LPP 5.1

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.15

LPP 5.21

LPP 5.3

LPP 5.7

LPP 6.12

LPP 6.13

LPP 6.3

LPP 6.9

LPP 7.13

LPP 7.14

LPP 7.16

LPP 7.19

LPP 7.24

LPP 7.25

LPP 7.26

LPP 7.27

LPP 7.28

LPP 7.3

LPP 7.30

LPP 7.4

LPP 7.5

LPP 7.6

LPP 7.7

LPP 7.8

LPP 8.2

LPP 8.3

(2016) Climate Change Mitigation

(2016) Green roofs and development site environs

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Water use and supplies

(2016) Contaminated land

(2016) Sustainable design and construction

(2016) Renewable energy

(2016) Road Network Capacity

(2016) Parking

(2016) Assessing effects of development on transport capacity

(2016) Cycling

(2016) Safety, security and resilience to emergency

(2016) Improving air quality

(2016) Green Belt

(2016) Biodiversity and access to nature

(2016) Blue Ribbon Network

(2016) Increasing the use of the Blue Ribbon Network for passengers and tourism

(2016) Increasing the use of the Blue Ribbon Network for freight transport

(2016) Blue Ribbon Network: supporting infrastructure and recreational use

(2016) Restoration of the Blue Ribbon Network

(2016) Designing out crime

(2016) London's canals and other rivers and waterspaces

(2016) Local character

(2016) Public realm

(2016) Architecture

(2016) Location and design of tall and large buildings

(2016) Heritage assets and archaeology

(2016) Planning obligations

(2016) Community infrastructure levy

Not applicable13th April 2016

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-
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4th April 2016

6. Consultations

External Consultees

Consultation letters were sent to circa 30 local owner/occupiers on 10/03/16. The application was
also advertised by way of site and press notices. 

A single response to the proposal has been received that states 'we have no formal objection to the
application'. However it does raise the following concerns:
- Increased traffic, especially during peak hours, leading to potential highway safety issues.
- Increased demand for public parking spaces due to insufficient parking
- Disruption to utilities 
- Use of canal-side areas should be protected during demolition and construction 
- Noise and disturbance during demolition and construction phases

Case Officer's comments:
Highways, parking and the impact of the proposal on neighbouring occupiers and the canal are
covered within the body of the report. A concern regarding the supply of utilities is not deemed to be
a material planning consideration in this instance.

GREATER LONDON AUTHORITY
Conclusions - London Plan policies on land-use principle, urban design, inclusive access,
sustainable development-energy, flood risk management and transport are key strategic issues
relevant to this application. Whilst the application is broadly acceptable in strategic planning terms,
on balance, the application does not fully comply with the London Plan. The following changes might,
however, remedy the above mentioned deficiencies, and could possibly lead to the application
becoming compliant with the London Plan:

Land-use principle 
The office redevelopment which accommodates the uplift in commercial floor space is strongly
supported in strategic planning terms.

Urban Design
The proposals will deliver high quality, well-designed flexible workspace that will support London's
function as one of the World's most attractive and competitive business locations. The design
approach is supported.

Inclusive access
The proposed scheme accommodates inclusive design and all the proposed measures should be
secured.

Sustainable development-energy 
The on-site carbon dioxide savings fall short of the targets within Policy 5.2 of the London Plan.
While it is acceptable that there is little further potential for carbon dioxide reductions onsite, in
liaison with the Council the applicant should ensure the short fall in carbon dioxide reductions,
equivalent to 53 tonnes of C02 per annum, is met off-site.

Flood risk management
Whilst the recommended mitigation measures are supported, these should be secured to comply
fully with Policies 5.12 and 5.13 of the London Plan. In addition the applicant is advised to consult
The Lead Local Flood Authorities that oversea local surface water flood risk issues.

Page 91



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

Transport
The proposed additional 135 car parking spaces and the methodology used to calculate trip
generation are not supported. TfL is concerned about the impact of congestion on local roads, and
how this will affect bus reliability. A full travel plan should be secured, enforced, monitored, reviewed
and funded through the section 106 agreement in accordance with the London Plan.

Case Officer's comments:
The supporting comments on principle and design are noted. Measures related to inclusive access,
sustainable development and flood risk management will be secured by condition or through a legal
agreement with the developer. Concerns raised regarding transport are noted and the reduction in
parking, additional survey work and Travel Plan requirements are covered in detail in section 7.10 of
this report.

TRANSPORT FOR LONDON (TfL)
(Conclusions) TfL is currently not in a position to support the principle of the development due to the
following reasons: 

a) An unacceptably high provision of car parking spaces that far exceeds the maximum London Plan
standards
b) Incorrect methodology for calculating predicted trip generation for the increase in office space due
to the usage of sites from outside of the Greater London boundary
c) Strong concerns over the robustness of junction modelling and the potential negative impact the
site will have on the highway given the current sensitivity to any further volume of traffic
d) Insufficient quantum of standard cycle parking spaces to meet the London Plan standards.

Case Officer's comments:
The above points are noted and the subsequent reduction in parking, additional survey
work/methodology for calculating predicted trip generation and Travel Plan requirements are covered
in detail in section 7.10 of this report. 

BUCKS NEW UNIVERSITY
Our concern at present is around traffic flow in and out of the site during both the construction and
operational phases of the development. Recently offices have become occupied close to our site in
Uxbridge and this has led to long delays for our staff leaving in an evening. We have had reports
from staff heading towards the M40 that it has added up to an hour to their commute home. As this
development has only recently become occupied traffic volumes within the completed traffic
assessments might now be outdated for the volume of traffic using the A4020, particularly at peak
times.

As the proposed development is between our site and the M40, increases in traffic volumes leaving
the development along the A4020 would affect our staff. As the proposal is to increase parking
provision on the site from 276 to 416 spaces (+51%) traffic volumes will increase adding further
congestion in the local area, particularly at peak times. If suitable traffic abatement measures could
be implemented for the site entrance/exit onto Oxford Road then the University would fully support
the proposal. 

Case Officer's comments:
The University's full support the proposal subject to traffic is noted. The traffic concerns are covered
in detail within section 7.10 of this report.

SOUTH BUCKS DISTRICT COUNCIL
The details of the scale of the existing buildings on this site are unclear and it appears that although
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the maximum height of the proposed buildings would not exceed the maximum height of the existing
buildings on this site, the existing buildings that do not front onto Oxford Road are at a lower height
than the frontage building and so the proposed building would appear to result in additional bulk to
the rear of the site.

Any additional bulk on this site would be more visible as viewed from the adjacent Green Belt and
Colne Valley Park within South Bucks District and from the Green Belt within Hillingdon and from this
stretch of the River Colne, which also comprises a Nature Reserve and it would not be possible to
soften the impact of the proposed increase in bulk.

The Council is reminded of the need to assess the likely impact of additional vehicular activity
manoeuvring onto and off the site and using Oxford Road.

The Council is also reminded of the need to assess the potential impact on any archaeological
remains on this site, which is designated within the Hillingdon Unitary Development Plan as an
Archaeological Priority Area.

Case Officer's comments:
The impact of the proposal on the surrounding area, highways and archaeology is considered within
the body of the report.

METROPOLITAN POLICE
Section 5.16 of the Design and Access Statement (Secure By Design) is appropriate. No objections.

NATIONAL AIR TRAFFIC SERVICES (NATS)
The proposed development has been examined from a technical safeguarding aspect and does not
conflict with our safeguarding criteria. Accordingly NATS has no safeguarding objection to the
proposal.

HEATHROW AIRPORT LIMITED (HAL)
The proposed development has been examined from an aerodrome safeguarding perspective and
could conflict with safeguarding criteria unless any planning permission granted is subject to the
condition detailed below:

Submission of a Bird Hazard Management Plan
Development shall not commence until a Bird Hazard Management Plan has been submitted to and
approved in writing by the Local Planning Authority. The submitted plan shall include details of:
-Management of any flat/shallow pitched/green roofs on buildings within the site which may be
attractive to nesting, roosting and "loafing" birds. The management plan shall comply with Advice
Note 8 'Potential Bird Hazards from Building Design'.

The Bird Hazard Management Plan shall be implemented as approved, on completion of the
development and shall remain in force for the life of the building. No subsequent alterations to the
plan are to take place unless first submitted to and approved in writing by the Local Planning
Authority. 

Reason: 
It is necessary to manage the flat roofs in order to minimise its attractiveness to birds which could
endanger the safe movement of aircraft and the operation of Heathrow Airport.

Informative
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The Bird Hazard Management Plan must ensure that flat/shallow pitched roofs be constructed to
allow access to all areas by foot using permanent fixed access ladders or similar.

The owner/occupier must not allow gulls, to nest, roost or loaf on the building. Checks must be
made weekly or sooner if bird activity dictates, during the breeding season. Outside of the breeding
season gull activity must be monitored and the roof checked regularly to ensure that gulls do not
utilise the roof. Any gulls found nesting roosting or loafing must be dispersed by the owner/occupier
when detected or when requested by BAA Airside Operations  staff. In some instances it may be
necessary to contact BAA Airside Operations staff before bird dispersal takes place. 

The owner/occupier must remove any nests or eggs found on the roof. The breeding season for
gulls typically runs from March to June. The owner/occupier must obtain the appropriate licenses
where applicable from Natural England before the removal of nests and eggs.

We, therefore, have no aerodrome safeguarding objection to this proposal, provided that the above
condition is applied to any planning permission.

HIGHWAYS ENGLAND
No objection

THAMES WATER
Thames Water would advise that with regard to sewerage infrastructure capacity, we would not
have any objection to the above planning application.

We would expect the developer to demonstrate what measures he will undertake to minimise
groundwater discharges into the public sewer. Groundwater discharges typically result from
construction site dewatering, deep excavations, basement infiltration, borehole installation, testing
and site remediation. Any discharge made without a permit is deemed illegal and may result in
prosecution under the provisions of the Water Industry Act 1991. Should the Local Planning Authority
be minded to approve the planning application, Thames Water would like the following informative
attached to the planning permission:"A Groundwater Risk Management Permit from Thames Water
will be required for discharging groundwater into a public sewer. Any discharge made without a
permit is deemed illegal and may result in prosecution under the provisions of the Water Industry Act
1991. We would expect the developer to demonstrate what measures he will undertake to minimise
groundwater discharges into the public sewer. Permit enquiries should be directed to Thames
Water's Risk Management Team by telephoning 02035779483 or by emailing
wwqriskmanagement@thameswater.co.uk.

HISTORIC ENGLAND/GLAAS
The National Planning Policy Framework (Section 12) and the London Plan (Policy 7.8) emphasise
that the conservation of archaeological interest is a material consideration in the planning process.
Paragraph 128 of the NPPF says that applicants should be required to submit appropriate desk-
based assessments, and where necessary undertake field evaluation, to describe the significance
of heritage assets and how they would be affected by the proposed development. This information
should be supplied to inform the planning decision. Paragraph 139 says that non-designated
heritage asset of archaeological interest demonstrably equivalent to a scheduled monument should
be considered subject to the policies for designated heritage assets. Great weight should be given to
such assets' conservation in accordance with NPPF paragraphs 132-134. The planning application
involves major development including extensive new basements within Hillingdon Council's Colne
Valley Archaeological Priority Zone and Uxbridge Archaeological Priority Area. These Local Plan
policy areas are based on information held in the Greater London Historic Environment Record and
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recognise the sensitivity and potential of the locality for buried archaeological remains primarily of
two distinct periods:
1. Early prehistoric hunter-gatherer (Late Upper Palaeolithic/Early Mesolithic) occupation of which
there is a significant concentration along the river Colne and a site of recognised national importance
nearby at Three Ways Wharf. Such sites typically comprise scatters of worked flints, animal bone
and charred plant remains with associated environmental evidence which represent the locations of
hunting encampments. Well preserved undisturbed sites of this period are rare both in Greater
London and across England and are critical to understanding re-colonisation and adaption to
changing climate and natural environment at the end of the last Ice Age.
2. Medieval/post-medieval activity along the river and associated with the historic town of Uxbridge.
The site lies alongside the London-Oxford highway where the medieval High Bridge crossed the
Colne. Structural remains might be found of the bridge itself or associated water management
structures such as mills. Timber structures could survive in waterlogged conditions in such a low-
lying location adjacent to the river. 

The applicant's historic environment assessment (HEA) submitted with the application has modelled
the local topography indicating that the site lies on what would have been slightly higher ground
adjacent to the main river floodplain - i.e. a similar location to the early prehistoric occupation at
Three Ways Wharf and at the nearby former Sanderson Site and New Denham quarry in South
Bucks District. I therefore agree with the HEA that there is moderate to high potential for early
prehistoric remains of high to very high significance. If present, the auger survey indicates that such
remains will probably lie at a depth of about 1.5 - 2.9 m below the existing ground surface. Intact
medieval structures (such as remains of a mill) could also be considered of high significance. Whilst
the foundations of the existing buildings would have caused some harm the experience at Three
Ways Wharf site shows that meaningful nationally important archaeology can survive subsequent
disturbance if that is localised (for example to piles). However, although the site's archaeological
potential is high it must be acknowledged that the distribution of early prehistoric evidence across
this landscape is by its very nature 'patchy' - it is simply not known at present whether the
application site actually includes such a heritage asset or not. 

The proposed construction of a large basement across much of the site would remove all
archaeological interest within its footprint. I therefore conclude that the proposed development could
cause significant harm to heritage assets of archaeological interest and specifically that there is a
risk of substantial harm or the complete loss of a non-designated heritage asset of archaeological
interest equivalent to a scheduled monument. Further information in the form of a field evaluation is
therefore necessary to reach an informed judgement on the impact of this development on heritage
assets of archaeological interest. The evaluation of a site such as this would normally take the form
of a grid of archaeological test pits which would be excavated by hand below modern made ground
and sieved/sampled to recover artefacts and environmental remains. From pre-application
discussion I am aware that site access is problematic and of course the existing buildings provide a
physical constraint. Nevertheless, the risk of substantial harm posed by the development (and
particularly the basement) is such that planning permission should not be granted without a better
understanding of the archaeological interest.

The nature and scope of evaluation should be agreed with GLAAS and carried out by a developer-
appointed archaeological practice before any decision on the planning application is taken. In
addition it would be helpful to examine the sediments from the auger cores, correlate them with
information from nearby archaeological interventions and refine the wider topographical model
presented of fig 16. The ensuing archaeological report will need to establish the significance of the
site and the impact of the proposed development. Once the archaeological impact of the proposal
has been better defined a recommendation will be made by GLAAS. As noted above, the NPPF
accords great weight to the conservation of designated heritage assets and also non-designated
heritage assets of equivalent interest. Heritage assets of local or regional significance may also be
considered worthy of conservation. Therefore if archaeological safeguards do prove necessary,
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these could involve re-design to preserve remains in situ e.g. reduction or removal of basements, re-
use of existing piles. If a planning decision is to be taken without the provision of sufficient
archaeological information then we recommend that the failure of the applicant to provide adequate
archaeological information be cited as a reason for refusal.

Case Officer's Comments:
Should the application be recommended for approval then a condition could be added to require the
study/assessment requested by GLAAS. As such the lack of such an assessment is not deemed
sufficient to warrant a reason for refusal of the proposal.

ENVIRONMENT AGENCY
We object to the granting of planning permission because the proposals fail to provide an 8m buffer
zone between the River Colne. In addition the proposed development fails to restore the ecological
value of the river corridor.

The site is partially affected by flood zone 3a and 3b (functional floodplain). Having reviewed the
submitted proposed drawings the proposed development is located outside of these areas; we
therefore have no concerns in relation to flood risk. The western boundary of the site is located
adjacent to the heavily modified River Colne. In order to comply with the European Water
Framework Directive (WFD) and the River Basin Management Plan (RBMP) we expect the
development to comply with recommendations of the Catchment Plan. At this location there is an
action for the following:
- Remove hard bed/banks. Replace with soft engineering solution if necessary.
- Increase sinuosity and morphological diversity
- Enhance in-channel, marginal aquatic and bank habitats and retain woody debris where possible
- Establish and manage riparian buffer zones

Objection - Inadequate buffer zone and ecological enhancements 
We object to the proposed development because there is an inadequate buffer zone to the River
Colne, in addition the proposed development as submitted due to the failure to restore the ecological
value of the river corridor and River Colne, we therefore recommend that planning permission
should be refused on this basis.

The National Planning Policy Framework (NPPF), paragraph 109 recognises that the planning
system should aim to conserve and enhance the natural and local environment by minimising
impacts on biodiversity and providing net gains in biodiversity where possible, contributing to the
Government's commitment to halt the overall decline in biodiversity, including by establishing
coherent ecological networks that are more resilient to current and future pressures. Article 10 of the
Habitats Directive stresses the importance of natural networks of linked habitat corridors to allow the
movement of species between suitable habitats, and promote the expansion of biodiversity. River
corridors are particularly effective in this way. Such networks and corridors may also help wildlife
adapt to climate change.'

In this instance the proposed development would have an adverse impact on the wildlife corridor if
an 8m buffer is not provided to the River Colne. In addition, the Thames River Basin Management
Plan requires the restoration and enhancement of water bodies to prevent deterioration and promote
recovery of water bodies. We would expect the proposal to contribute towards the recovery of the
River Colne by taking the opportunity to provide an 8m, natural buffer zone. Engineered river
channels are one of the most severe examples of the destruction of ecologically valuable habitat.
We seek to restore and enhance watercourses to a more natural channel wherever possible. No
proposals have been included to enhance the banks of the River Colne and the habitat of the river
channel. It is unknown whether the bank is natural or reinforced. If it is reinforced, we would expect
to see it naturalised as part of any development on this site. There are water voles upstream and
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possibly at this site, so this is particularly important for improving their habitat and range.

Paragraph 118 of the NPPF states that opportunities to incorporate biodiversity in and around
developments should be encouraged. Policy EM3 (Blue Ribbon Network) of the Hillingdon Local Plan
sates that the council will 'continue to promote and contribute to the positive enhancement of the
strategic river and canal corridors and the associated wildlife and habitats through the Biodiversity
Action Plan and the Thames River Basin Management Plan, and developer contributions where
appropriate. The Council will work with the Environment Agency and other interested bodies to
continue to enhance the local character, visual amenity, ecology, transportation, leisure opportunities
and sustainable access to rivers and canals'.

Overcoming our objection
It may be possible to overcome this objection if the development:
1. Is moved back to provide a 8 metre-wide buffer zone measured from the bank top (defined as the
point at which the bank meets the level of the surrounding land) alongside the River Colne.
2. Includes a scheme is submitted by the applicant demonstrating how the watercourse will be
restored and enhanced to a more natural state and maintained as such thereafter.

The buffer zone will help to reduce shading, and should be free from all built development including
lighting, hardstanding and parking. To reduce light spill into the river corridor outside the buffer zone,
all artificial lighting should be directional and focused with cowlings to achieve a lux level of 0-2 within
the buffer zone and river (for more information see Institute of Lighting Professionals (formerly the
Institute of Lighting Engineers) ''Guidance Notes For The Reduction of Obtrusive Light'.

Formal landscaping should not be incorporated into the buffer zone. The buffer zone should be
planted with locally native species of UK genetic provenance and appropriately managed under an
agreed scheme. The buffer zone and river corridor should form a valuable part of green
infrastructure. Any scheme to provide a buffer zone will need to include a working methods
statement detailing how the buffer zone will be protected during construction.

Flood Defence Consent
Advice to applicant
Under the terms of the Water Resources Act 1991, and the Thames Land Drainage Byelaws 1981,
the prior consent of the Environment Agency is required for any proposed works or structures, in,
under, over or within 8 metres of the top of the bank of the River Colne, designated a 'main river'.
From 6th April 2016, the Flood Defence Consent regime will move into the Environmental Permitting
Regulations and become Flood Risk Activity Permits. The charges for the new Permits will be
different and some lower risk activities may be Excluded or Exempt from the Permitting Regulations.

Case Officer's comments:
Following discussions with the Environment Agency regarding the validity of their objections,
covered in section 7.14 of this report, the EA have provided the following second response:

ENVIRONMENT AGENCY 2ND RESPONSE:
We would like to work with you to formulate a condition (similar to the one below) relating to the
requirement of an 8m buffer which should include landscaping/enhancements and maintenance:

The proposed development will be acceptable if a planning condition is included requiring a scheme
to be agreed to protect an 8 metre wide buffer zone around the River Colne.

Condition
No development shall take place until a scheme for the provision and management of an 8 metre
wide buffer zone alongside the River Colne shall be submitted to and agreed in writing by the local
planning authority. Thereafter the development shall be carried out in accordance with the approved
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scheme and any subsequent amendments shall be agreed in writing with the local planning
authority. The schemes shall include:
- plans showing the extent and layout of the buffer zone.
- details of any proposed planting scheme (for example, native species).
- details demonstrating how the buffer zone will be protected during development and
managed/maintained over the longer term including adequate financial provision and named body
responsible for management plus production of detailed management plan.
- details of any proposed footpaths, fencing, lighting etc.

Reasons
Development that encroaches on watercourses has a potentially severe impact on their ecological
value. Land alongside watercourses is particularly valuable for wildlife and it is essential this is
protected. This condition is supported by the National Planning Policy Framework (NPPF),
paragraph 109 which recognises that the planning system should aim to conserve and enhance the
natural and local environment by minimising impacts on biodiversity and providing net gains in
biodiversity where possible, contributing to the Government's commitment to halt the overall decline
in biodiversity, including by establishing coherent ecological networks that are more resilient to
current and future pressures. The Natural Environment and Rural Communities Act which requires
Local Authorities to have regard to nature conservation and article 10 of the Habitats Directive which
stresses the importance of natural networks of linked corridors to allow movement of species
between suitable habitats, and promote the expansion of biodiversity. Paragraph 118 of the NPPF
also states that opportunities to incorporate biodiversity in and around developments should be
encouraged.

Case Officer's comments:
The Council's Sustainability Officer has proposed a condition which seeks to improve the ecological
value of the development proposals. For the reasons set out in Section 7.14 of this report there is
considered to be insufficient justification in planning terms to prevent any development within the 8m
buffer zone. 

(MIDDLESEX BRANCH OF) THE INLAND WATERWAYS ASSOCIATION
Our principal interest is the relationship between the proposed development and the adjoining Grand
Union Canal. The existing office is already very prominent six-storey building at the Oxford Road
bridge crossing over the Grand Union Canal. We strongly object to the planning application for the
following reasons: 

- The application proposes that the gross internal area of the existing offices is more than doubled in
size (an increase of 129% over the existing GIA). 
- The larger office building results in an extra floor level and the overall height being increased by 4.5
metres (15ft). 
- In addition the proposed office building also has a much longer frontage to the canal and has
projections (at second, third, and fourth floor levels), which extend much closer to the towpath than
the existing building. 
- The proposed office building will be some two storeys higher than Prospect House on the other
side of the canal. 
- The existing multi storey car park (246 cars) next to the canal is on three levels and as the footprint
of the proposed new multi storey car park (390 cars) is squeezed to the southern end of the site by
the extended office building the new car park will have 6 levels and be 9.1 metres (30ft) higher than
the existing car park. 
- The increased height and length of the frontage will have the effect of enclosing the canal in a
narrow corridor of space and reducing afternoon solar penetration at towpath level. 
- The proposed scheme is an over development of the site and as a result will have a very negative
impact on the canal and the adjoining Uxbridge Lock Conservation Area.
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Case officer's comments:
The impact of the development proposals on the adjacent canal are discussed in Section 7.07 of
this report.

CANAL AND RIVER TRUST
Height along canal
We are concerned that the proposed office building will be taller, and closer to the canal, than the
existing building, and with the existing office development on the opposite side of the canal, could
create a canyoning effect. We also do not support the additional height of the multi-storey car park,
which presents a blank frontage to the canal. We generally do not support the principle of car
parking along the canal frontage, as this is a poor neighbour to the canal and towpath, with little
opportunity for interaction or overlooking.

Access to canal
We support the improved access to the canal and its towpath, and for the opening up of the
canalside area. We also support the proposed location of a cafe on the canal side, which will add
animation to the towpath, provide a canal side destination and offer passive surveillance of the
water. The applicant should be aware, however, that any new accesses onto the canal towpath will
require an agreement with the Trust's Estates team.

Basement Carpark Ventilation
We note that grills from the carpark ventilation are proposed to be located against and within the
canalside landscaping. We are concerned that the detail of these will be important and have an
impact on the canalside, so should be incorporated into the landscaping scheme. Also, there must
be no mechanical ventilation on the canalside.

Landscaping
While we are supportive of the application's proposal to improve the landscaping along the canal
edge, and for this to be incorporated into the application, we have not yet agreed the specific detail of
this, and would like any subsequent permission to require further consultation and agreement with
the Trust, with the involvement of our Urban Design team.
It is also not clear from the application, how this will be maintained going forward. The Trust has a
limited maintenance programme with our landscape contractors, and the illustrated works may
require some additional resources, which it may be more appropriate for the future tenant to take on.
We have therefore requested a further planning condition to agree details of the canalside
landscaping with the Trust, to include a maintenance schedule.

Lighting
Minimal lighting should be installed near the canal, and any lighting near the canal should be bat
friendly, avoiding spillage onto the canal waterway. It is recommended that bat friendly lighting is
used throughout the development to encourage local bat populations. 

Other Environmental matters
We have asked for further information on whether a ground contamination investigation has been
conducted for the site, and would be pleased to receive any information on this.
We would also like to see a Construction Environmental Management Plan for the proposal,
although we accept this may only be produced once the main contractor has been appointed. We
have therefore requested a condition regarding this.

Offsite works
In addition to the proposed towpath works within the red line boundary, we would request a financial
contribution towards towpath works in the vicinity of the site, to ensure there is not an obvious 'start
and finish' to the towpath alongside the development. This amount may depend on the scope of
proposed works to the towpath, however, as we estimate that standard resurfacing will generally be
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in the region of £150 per linear metre. 

If the Council is minded to grant planning permission, it is requested that the following conditions and
informatives be attached to the decision notice:

Conditions
Construction Environmental Management Plan
Prior to the commencement of development hereby permitted, a Construction Environmental
Management Plan must be submitted and approved in writing by the local planning authority in
consultation with the Canal & River Trust.

Reason: To ensure the proposed works do not have any adverse impact on the ecology of the site
and waterway.

Risk assessment
Prior to the commencement of development hereby permitted, a Risk Assessment and Method
Statement outlining all works to be carried out adjacent to the water must be submitted and
approved in writing by the local planning authority in consultation with the Canal & River Trust.

Reason: To ensure the proposed works do not have any adverse impact on the safety of waterway
users and the integrity of the waterway.

Landscaping
Notwithstanding the details submitted for the canalside landscaping, no development shall take
place on site until full details of the proposed canalside landscaping scheme along the canal edge
have been agreed in consultation with the Canal & River Trust, and submitted to and approved in
writing by the Local Planning Authority. The landscaping scheme should include reference to plant
species types, surface treatments, fences and walls, the proposed basement car park ventilation,
any signage and information boards together with the means of on-going maintenance. The
approved landscaping scheme shall be implemented by the first planting season after the
development commences.

Reason: To mitigate the impact of the proposed development by improving the canal towpath and its
boundary treatment. Earthworks and associated landscaping also have the potential to impact on
the integrity of the waterway and it is necessary to assess this and determine future maintenance
responsibilities for any planting.

Lighting
Prior to the commencement of the development hereby permitted, full details of any proposed
lighting and CCTV scheme shall be submitted to and approved in writing by the Local Planning
Authority in consultation with the Canal & River Trust. The approved lighting and CCTV scheme
should be implemented prior to first occupation of the development.

Reason: In the interest of crime prevention, ecology, visual amenity and the waterway setting.

Waterway Wall
Prior to the commencement of the development hereby approved a survey of the condition of the
waterway wall, and a method statement and schedule of the repairs identified shall be submitted to
and approved in writing by the Local Planning Authority, in consultation with the Canal & River Trust.
Details shall include treatment of the wall to improve its appearance, and removal of submerged
waterway wall material from the river. The works identified shall be carried out in accordance with
the method statement and repairs schedule by a date to be agreed in the repairs schedule.

Reason: In the interest of the structural integrity of the waterway wall, waterway heritage,
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navigational safety and visual amenity. 

Surface Water Drainage
If surface water run-off and ground water is proposed to drain into the waterway, details shall be
submitted to and agreed in writing by the Local Planning Authority in consultation with the Canal &
River Trust prior to the commencement of development, and thereafter implemented in accordance
with the agreed details unless otherwise agreed in writing.

Reason: To determine the potential for pollution of the waterway and likely volume of water. Potential
contamination of the waterway and ground water from wind blow, seepage or spillage at the site,
and high volumes of water should be avoided to safeguard the waterway environment and integrity of
the waterway infrastructure.

Waterborne Freight
Prior to the commencement of the development hereby permitted, a feasibility study shall be carried
out to assess the potential for moving freight by water during the construction cycle (waste and bulk
materials) and following occupation of the development (waste and recyclables). The use of
waterborne transport shall be maximised during the construction of the development unless the
above assessment demonstrates that such use of the waterways is not physically or economically
feasible.

Reason: To encourage the use of the waterways for transporting waste and bulk materials in
accordance with the London Plan.

Informatives
1. The applicant/developer should refer to the current "Code of Practice for Works affecting the
Canal & River Trust" to ensure that any necessary consents are obtained
(https://canalrivertrust.org.uk/business-and-trade/undertaking-works-on-our-property-andour-code-
of-practice).

2. The applicant/developer is advised that any encroachment, oversail of or access onto the canal
towpath requires written consent from the Canal & River Trust, and they should contact the Canal &
River Trust's Estates Surveyor, Jonathan Young (jonathan.young@canalrivertrust.org.uk) regarding
the required access agreement.

3. The applicant/developer is advised that any surface water discharge into waterspace belonging to
the Canal & River Trust will require written consent, and they should contact the Canal & River
Trust's Utilities team, Nick Pogson for further information (nick.pogson@canalrivertrust.org.uk).

Case Officer's comments:
Conditions requiring contamination details, a construction environmental management plan, further
landscaping and external lighting details and sustainable drainage are recommended to be attached
to any planning consent. Conditions requiring a risk assessment of works adjacent to the canal and
the use of Waterborne Freight are not deemed to conform to the requirements of paragraph 206 of
the NPPF. A contribution towards enhancements to the canal side area is recommended as a
requirement within the S106 that accompanies any consent. This would include a condition survey
of the waterway wall.

CANAL AND RIVER TRUST (Contamination)
Thanks for this ground contamination report. This was produced in 2013 and it appears to form part
of a due diligence review at the time, I assume in support of an acquisition. It is important to note that
it has not been produced to support this planning application.

Page 101



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

Internal Consultees

FLOOD AND WATER MANAGEMENT OFFICER

The Flood Risk Assessment submitted shows the site lies in Flood Zone 1 and therefore the
proposed development is acceptable. I have no objections to the in principle location of the
development.

The pre-application meetings have been useful to achieve a sensitive landscaping and access
design along two key Blue Ribbon Corridors, opening and encouraging the use of the River Colne
and the Grand Union Canal to comply with the Blue Ribbon Policy for the Council.

However, there are concerns with the existing surface water strategy and that changes to the point
of discharge may increase the risk to the River Colne. The current proposal to reduce run off from
the site by 50% but to direct all that flow to the River Colne where it previously drained to the Canal is
not considered to meet the requirements to reduce flood risk, particularly in an area as critical as
this for flooding from the River Colne. Future plans to discharge this condition must control surface
water run off to greenfield run off rates for the variety of return periods. 

The report concludes the following:
'No further contaminated land assessment work is considered necessary for the current on-going
commercial use of the site. It should be noted that further contaminated land assessment would be
required in the event of redevelopment.' 

Other particularly relevant comments are as follows:
- Given the presence of the permeable geology directly underlying the site, there is the potential for
any mobile contaminants within soils to impact groundwater. Shallow groundwater within alluvial
deposits underlying the site is likely to be in hydraulic continuity with the adjacent River Colne and
Grand Union Canal.

- On the basis of the conceptual site model, the potential for contamination on the subject site to
migrate and impact third party land cannot be discounted.

- The site has been subject to a history of potentially contaminative activities in particular a former
mill, Timber Yard, depot, and warehouses. Typical contaminants may potentially include (but may
not be limited to) metals, hydrocarbons and volatile organic compounds.

- Previous site investigations have found the site to be free from significant contamination. However,
slight soil and groundwater contamination was identified; furthermore, the potential exists for further
contamination to exist in areas not previously investigated.

- The report concluded that the site was not considered a significant source of contamination, on the
basis that it was not being re-developed. This conclusion is not valid now as the site is being re-
developed, and contaminants may therefore be mobilised (e.g. with the ingress of rainwater,
percolation of contaminants down to the shallow groundwater & lateral migration of contaminated
perched groundwater on-site) and new pollution pathways may be created (e.g. contaminated run-
off from the site).

I would ask that the recommendations of this report be followed up as part of this planning
application i.e. 'It should be noted that further contaminated land assessment would be required in
the event of redevelopment.'

Case Officer's comments:
A condition requiring further details on dealing with contamination on the site is recommended to be
attached to any planning consent.

Page 102



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

Condition:
Prior to commencement, a scheme for the provision of sustainable water management shall be
submitted to, and approved in writing by the Local Planning Authority. 

The scheme shall clearly demonstrate how it, Manages Water and demonstrate ways of controlling
the surface water on site by providing information on:
a) Suds features:
i. incorporating sustainable urban drainage (SuDs) in accordance with the hierarchy set out in Policy
5.15 of the London Plan. Where the proposal does not utilise the most sustainable solution,
justification must be provided,
ii. calculations showing storm period and intensity and volume of storage required to control surface
water and size of features to control that volume to Greenfield run off rates at a variety of return
periods including 1 in 1 year, 1 in 30, 1 in 100, and 1 in 100 plus Climate change,
iii. where it is intended to have above ground storage, overland flooding should be mapped, both
designed and exceedance routes above the 100, plus climate change, including flow paths depths
and velocities identified as well as any hazards, ( safe access and egress must be demonstrated).
b) Capacity of Receptors
i. Where infiltration techniques (soakaway) or a basement are proposed a site investigation must be
provided to establish the level of groundwater on the site, and to demonstrate the suitability of
infiltration techniques proposed on the site. (This should be undertaken at the appropriate time of
year as groundwater levels fluctuate).
ii. Where groundwater is found within the site and a basement is proposed suitable mitigation
methods must be provided to ensure the risk to others is not increased.
iii. identify vulnerable receptors, ie WFD status and prevent pollution of the receiving groundwater
and/or surface waters through appropriate methods;
c) Minimise water use. 
i. incorporate water saving measures and equipment.
ii. provide details of how rain and grey water will be recycled and reused in the development.
d) Long Term Management and Maintenance of the drainage system.
i. Provide a management and maintenance plan
ii. Include details of Inspection regimes, performance specification, (remediation and timescales for
the resolving of issues where a PMC). 
iii. Where overland flooding is proposed, the plan should include the appropriate actions to define
those areas and actions required to ensure the safety of the users of the site should that be
required.
iv.  Clear plans showing all of the drainage network above and below ground. The responsibility of
different parties such as the landowner, PMC, sewers offered for adoption and that to be adopted by
the Council Highways services. 
f) From commencement on site
i. How temporary measures will be implemented to ensure no increase in flood risk from
commencement on site including any clearance or demolition works.

Thereafter the development shall be implemented and retained/maintained in accordance with these
details for as long as the development remains in existence.

REASON
To ensure that surface water run off is controlled to ensure the development does not increase the
risk of flooding, surface water is handled as close to its source as possible and to conserve water
supplies in accordance with Policy EM6 Flood Risk Management in Hillingdon Local Plan: Part 1-
Strategic Policies (Nov 2012), Policies 5.12, 5.13 and 5.15 of the London Plan (March 2016) and the
National Planning Policy Framework.

Case Officer's comments:
Following further discussions between the applicant's drainage consultant and Hillingdon's Flood
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and Water Management Officer the applicant has confirmed that they will meet the officer's
requirements in their detailed sustainable drainage strategy pursuant to proposed Condition 13.

ENVIRONMENTAL PROTECTION UNIT
With regards to the above planning application I have no objections but recommend the following
conditions and informative:

Air extraction system noise and odour 
No air extraction system shall be used on the premises until a scheme for the control of noise and
odour emanating from the site has been submitted to and approved in writing by the Local Planning
Authority.  The scheme shall include such combination of measures as may be approved by the
LPA.  Thereafter, the scheme shall be implemented and maintained in full compliance with the
approved measures.

REASON: To safeguard the amenity of the occupants of surrounding properties in accordance with
policy OE1 of the Hillingdon Unitary Development Plan.

Construction environmental management plan
Before the development hereby approved commences, a Construction Environmental Management
Plan (CEMP) shall be submitted to, and approved in writing by, the Local Planning Authority. The
CEMP shall comprise such combination of measures for controlling the effects of demolition,
construction and enabling works associated with the development as may be approved by the Local
Planning Authority. The CEMP shall address issues including the phasing of the works, hours of
work, noise and vibration, air quality, waste management, site remediation, plant and equipment, site
transportation and traffic management including routing, signage, permitted hours for construction
traffic and construction materials deliveries. It will ensure appropriate communication with, the
distribution of information to, the local community and the Local Planning Authority relating to
relevant aspects of construction. Appropriate arrangement should be made for monitoring and
responding to complaints relating to demolition and construction. All demolition, construction and
enabling work at the development shall be carried out in accordance with the approved CEMP
unless otherwise agreed in writing by the LPA.

Reason: To safeguard the amenity of surrounding areas in accordance with policy OE5 of the
Hillingdon Unitary Development Plan.

INF 20 Control of environmental nuisance from construction work 
Nuisance from demolition and construction work is subject to control under the Control of Pollution
Act 1974, the Clean Air Act 1993 and the Environmental Protection Act 1990.  You should ensure
that the following are complied with:

(i) Demolition and construction works should only be carried out between the hours of 0800 and
1800 on Monday to Friday and between the hours of 0800 and 1300 on Saturday. No works should
be carried out on Sundays, Public or Bank Holidays; 
(ii) All noise generated during such works should be controlled in compliance with British Standard
5228, and use "best practicable means" as defined in section 72 of the Control of Pollution Act 1974;
(iii) Measures should be taken to eliminate the release of dust, odours and other emissions caused
by the works that may create a public health nuisance. Guidance on control measures is given in
"The control of dust and emissions from construction and demolition: best practice guidelines",
Greater London Authority, November 2006; and
(iv) No bonfires that create dark smoke or cause nuisance to local residents should be allowed at
any time.

You are advised to consult the Council's Environmental Protection Unit to seek prior approval under
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Section 61 of the Control of Pollution Act 1974 if you anticipate any difficulty in carrying out the works
other than within the normal working hours set out above, and by means that would minimise
disturbance to adjoining premises. For further information and advice, contact the Environmental
Protection Unit, 3S/02 Civic Centre, High Street, Uxbridge, Middlesex UB8 1UW (tel. 01895 250155).

ENVIRONMENTAL PROTECTION UNIT (CONTAMINATION)
The report is a Phase 1 desk study and is comprehensive with data up to 2013. The desk study
assesses Bridge House and its car park and also the wider site next to the application area west of
the canal. I do not have any further site investigation data on this site. The Phase 1 desk study
references some older site investigation reports in section 4.1. These date back to 1997 and 1998
and were reviewed by 'WSP' in 2003 concluding there was a low/medium risk. This is the level of
risk concluded in the submitted new report. I recall the work and it may be in the Council records but
I have been unable to access the old site investigations. As detailed in the report this general area of
industrial land has a number of contaminative past uses. The industrial land was identified in our
contaminated land strategy. The report indicates a depot, warehouse and a mill being present on the
wider site after agricultural use ceased in 1938. Bridge House was built around 1973.There was
more industry in the past on the eastern side of the canal adjacent to the site, and these nearby
uses are listed in the report. On the site itself there has been a diesel storage which may have
caused some contamination (3,630 litre storage tank and associated 750 litre day tank for back up
power if needed to gas boilers).

The above report was carried out for due diligence in property investment matters. However the
desk study is detailed and is as will be required under a planning permission given for the site. I think
that there are unknowns as regards the ground investigation and further investigation is required. I
would advise applying our contaminated land condition as below. The desk study will need to be
submitted in compliance with the condition, it may require a slight change in text to be considered
under the planning regime rather than as a due diligence document. The desk study's
recommendations are based on liability and these will be different if made in consideration of a
demolition and rebuild.

As regards the C&RT's officer's comments I would agree with the bullet points in that investigation is
necessary. The 'WSP' desk study (Phase 1) does recommend investigation in the event of
redevelopment. The other points seem reasonable as the alluvial deposits (Secondary B aquifer)
could allow mobile contaminants to affect third part land particularly the water bodies, and there are
likely typical contaminants from the past uses as indicated by the officer. It is correct that the new
development can create pathways if there are new drainage systems including soakaways
positioned near or in contaminated ground. I think the old investigations are from 1997 and 1998 and
further investigation is probably likely to fill in gaps and update the reports to current standards,
although I do not have the reports to hand. I think landfill gas was looked at in the area previously as
there is a filled canal feeder on the east side of the canal where the greater amount of old industry
was located, I recall some work on this side of the canal.

Overall I cannot see a problem with office redevelopment subject to a further ground investigation
clarifying existing contaminant levels and updating the conceptual site model. The desk study
requires an update in the light of the proposed redevelopment but is of a good standard and
sufficient to support the planning application.

Contaminated Land Condition
(i) The development hereby permitted shall not commence until a scheme to deal with
contamination has been submitted in accordance with the Supplementary Planning Guidance
Document on Land Contamination and approved by the Local Planning Authority (LPA). The scheme
shall include all of the following measures unless the LPA dispenses with any such requirement
specifically and in writing:
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(a) A desk-top study carried out by a competent person to characterise the site and provide
information on the history of the site/surrounding area and to identify and evaluate all potential
sources of contamination and impacts on land and water and all other identified receptors relevant to
the site
(b) A site investigation, including where relevant soil, soil gas, surface and groundwater sampling,
together with the results of analysis and risk assessment shall be carried out by a suitably qualified
and accredited consultant/contractor. The report should also clearly identify all risks, limitations and
recommendations for remedial measures to make the site suitable for the proposed use and
(c) A written method statement providing details of the remediation scheme and how the completion
of the remedial works will be verified shall be agreed in writing with the LPA prior to commencement,
along with details of a watching brief to address undiscovered contamination.
(ii) If during development works contamination not addressed in the submitted remediation scheme
is identified, the updated watching brief shall be submitted and an addendum to the remediation
scheme shall be agreed with the LPA prior to implementation and
(iii) All works which form part of the remediation scheme shall be completed and a comprehensive
verification report shall be submitted to the Council's Environmental Protection Unit before any part
of the development is occupied or brought into use unless the LPA dispenses with any such
requirement specifically and in writing.
(iv) No contaminated soils or other materials shall be imported to the site. All imported soils for
landscaping purposes shall be clean and free of contamination. Before any part of the development
is occupied, all imported soils shall be independently tested for chemical contamination, and the
results of this testing shall be submitted and approved in writing by the Local Planning Authority. All
soils used for gardens and/or landscaping purposes shall be clean and free of contamination.

REASON: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and ecological
systems and the development can be carried out safely without unacceptable risks to workers,
neighbours and other offsite receptors in accordance with policy OE11 of the Hillingdon Unitary
Development Plan Saved Policies (November 2012).

WASTE OFFICER
I would make the following comments on the above application regarding waste management.

Office Accommodation
a) The proposal is for a large commercial office building. As the waste is from a commercial
premise the site operators have a Duty of Care to contain the waste safely until it is collected by a
licensed waste carrier. 

b) The waste produced from the premises could either be contained in 1,100 bulk bins, the
dimensions of which are given in the table below:-

Bin Size - 1,100 litre Eurobin
Height - 1370mm
Depth - 990mm
Width - 1,260mm

c) Alternatively either 12 cubic yard front end loader bins, or 40 cubic yard roll on-roll off bins could
be used to contain the waste arising. The latter would give to opportunity to be fed through
compactors, to optimise the load being taken away, which is good practice.

d) The anticipated volume of waste could be calculated by multiplying anticipated number of
employees by 50 litres. 
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f) Recyclable waste should be separated; in particular glass, paper, cardboard, metal cans, plastic
bottles and possibly food waste. Some of the waste containers must be allocated to collect
recyclable items, which is good practice.

g) Arrangements should be made for the cleansing of the waste storage area with water and
disinfectant. Drainage should be by means of trapped gully connected to the foul sewer. The floor of
the bin store area should have a suitable fall (no greater than1:20) towards the drainage points. 

h) The material used for the floor of the waste storage area must be able to withstand the weight of
the bulk bins. If the 40 cubic yard roll-on roll-off bin option is chosen, then 40 Newton metre concrete
would be required to withstand regular bin movements. Ideally the walls of the bin storage area
should be made of a material that has a fire resistance of one hour when tested in accordance with
BS 472-61. 

i) If using 1,100 litre bulk bins the gradient of any path that the bulk bins have to be moved on should
ideally be no more than 1:20, with a width of at least 2 metres. The surface should be smooth.  The
collectors should not have to cart a 1,100 litre bulk bin more than 10 metres from the point of storage
to the collection vehicle (BS 5906 standard). If the storage area is raised above the area where the
collection vehicle parks, then a dropped kerb is needed to safely move the bin to level of the
collection vehicle.

Cafe
a) The application includes the provision of a restaurant and cafe. I would recommend 1 x 1,100 litre
type of bulk bin to safely and hygienically contain the waste arising from this type of business. The
same considerations as described in b), h) and i) would apply to using this type of container.
Alternatively the operators of the cafe could use bin provision provided by the occupiers of the office
accommodation.

HIGHWAYS ENGINEER
The existing total current floor area is 16,759 sq m. (Bridge House 9009sqm, River View Building
3874 sqm, Waterside 3876sqm) The development proposal comprising the reconstruction of Bridge
House will result in an additional area of 11,637 sqm. 

Car Parking

There are 547 car parking spaces, 301 in the surface car park and 246 in the existing multi storey
car park. An additional 129 car parking spaces are proposed bringing the total site provision to 676
spaces.

Two consecutive video surveys of the site access to record all movements into and out of the site
were carried out on 18 and 19, July 2016. The maximum observed parking accumulation was 490
spaces (57 unused spaces) which would represent a demand ratio of 1 spaces/34.2 sq m. based
on the total existing floor areas at the site. Based on the additional floor area the additional parking
demand would be 345 spaces. The additional provision of 129 spaces plus the 57 unoccupied would
restrict the demand to 159 spaces (345-129-57=159).

The Council's current parking standards permit a maximum of 1 space per 100 sq m of floor area.
Notwithstanding the fact that the existing parking would be an over provision under current parking
standards, considering the additional area on its own would permit 118 additional car parking
spaces. 

TfL are objecting to the level of parking being provided. It is worth noting that the development site is
located just inside the borough boundary. If it were to be located just outside, the Bucks County

Page 107



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

Council's current standards of 1 space per 25 sq.m could permit 471 spaces for the additional floor
area or 942 overall, subject to being able to mitigate the impact of resulting higher trip generation on
traffic congestion on the highway network and air quality issues.

The site as a whole has a PTAL rating ranging between 1b and 3. The Bridge House building is
located in PTAL 3 and Riverview and Waterside buildings in PTAL 1b.

Around 51% of the trips are from the west, from the M40 and Buckinghamshire, and as such are
unlikely to benefit much from the site's PTAL rating. Whilst not agreeing to accept the car parking
demand in full, it would seem reasonable to consider a level of operational parking to make the site
viable.

Cycle Parking
A total of 187 cycle parking spaces are to be provided which meet the London Plan standards
together with 198 lockers and 28 showers. The cycle parking would need to be in a covered and
secure location. The Council's cycle parking standards would require a minimum of 471 spaces
which are considered to be excessive for this site.

Motorcycle Parking
35 motor cycle parking bays are being provided which comply with the Council's standards.

Accident Analysis
The Transport Assessment provides accident data for a 5 year period to 31/03/2014. A total of 6
accidents, all of low severity were recorded. 4 of these were at the site access. None of these could
be attributed to any shortcomings in the highway infrastructure. These records are old, currently
records up to 31/03/2016 are available and should be examined and any remedial action required
should be undertaken.

Public Transport
Bus service 331 serves the site from Uxbridge station to Ruislip via Denham. TfL are not seeking
any public transport contributions towards enhances to public transport. 

Trip Generation
The recent traffic survey at the site access shows that during the PM peak the traffic flows on
Oxford Road west bound are 11,766 pcu's (passenger car units) and eastbound are 10,450 pcu's.
Vehicles leaving the site eastbound are 405 and west bound 160. During the AM peak traffic flows in
Oxford Road, past the site access, are 937 pcus eastbound and 543 pcus westbound.   

Site Access Junction (priority junction)
An assessment of the site access junction shows a current RFC (ratio of flow to capacity) of 0.79.
With development it increases to 0.98 whilst the recommended acceptable figure is 0.85. The site
access is being improved, providing separate left and right turn lanes at the exit from the site which
should improve the RFC at this junction. This junction does not appear to present any significant
concerns .

The existing right turn lane into the site is to be extended in length. This together with highway works
at the site access should be covered within a S278 agreement. 

A4020 Oxford Road/Sanderson Road (signal controlled junction)

This junction is currently heavily congested with saturation levels on the A4020 E of 121.2% and
168.7%, A 4020 W of 103.9%, the recommended maximum being 85%-90%. Similarly the PM peak
saturation levels are 127.8% for A4020E and 143.7% for A4020W with very significant queues on the
approaches on A4020 in both directions. No information has been received as to how the model has
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been calibrated and validated. The developer's intended mitigation is to increase the cycle time of
the signals at this junction in which neither LBH nor TfL have any confidence. This junction cannot
be treated in isolation and we require a network model from the site access to the Mahjacks
roundabout. This model could be linked to the modelling work being undertaken by RAF Uxbridge, to
provide a robust picture of the traffic impact on the upstream junctions. In order to provide a robust
assessment, modelling needs to consider all committed developments.  

Revised trip rates have been derived taking into consideration the restricted proposed parking.
However there is a surplus of 57 existing parking spaces which are likely to be occupied by the
additional traffic and as such ought to be reflected in the trips rates.  

In order to move forward we suggest the Section 106 should require the developer to carry out a
study of the network, scope to be agreed with LBH, to be completed before commencement of
development and a sum with an upper limit of £150,000 set aside for any mitigation works which
ought to be completed prior to occupation. These costs are in addition to any other highway works,
at and adjacent to the site access, already proposed by the developer and shown on plans.

SECTION 106 OFFICER
Suggested Heads of Terms:
1. Highway Works: S278/S38 for required Highways Works 
2. Construction Training: A financial contribution to the sum of: Training costs: £2500 per £1m build
cost plus Coordinator Costs - £9,600 per phase or an in kind scheme to be provided.  
3. Employment Training Initiatives
5. Car Parking Allocation & Management Scheme.
6. Refuse & Delivery Management Scheme. 
7. Construction Traffic Management Scheme
8. Financial Contribution Towards Improvements to the Canal Towpath/Canal and River Trust,
including a management scheme for the future maintenance of the Towpath (subject to comments)
9. Travel Plan: to include £20,000 Bond
10. Public Realm Contribution
11. Project Management & Monitoring Fee: A financial contribution equal to 5% of the total cash
contributions.

LANDSCAPE ARCHITECT
A Tree Survey, by Middlemarch Environmental has assessed the condition and value of 32No.
individual specimens and 9No. groups of trees.
- There are no 'A' grade trees on the site.
- 8No. trees and 1No. group are rated 'B' (fair and worthy of retention).
- 24no. trees are 'C' grade and the remaining 5No. trees and 2No. groups are 'U' category - whose
condition and value justify their removal in the interests of good arboricultural management.
- Several trees will be removed to facilitate the development and / or enhance the landscape layout.
There is no objection to the removal and retention strategy and new or replacement tree planting
forms an integral part of the landscape scheme.
- The new planting will provide visual amenity, ecological enhancement and better succession / age
structure for the trees on site.
- The Design & Access Statement by Darling Associates, assesses the site context and describes
the design process for the building and the wider site, which responded to pre-application discussion
with the local planning authority.
- At 4.6 the design 'conclusion' for the Landscape Masterplan is illustrated.  This drawing has, in fact,
been superseded. (See drawings referred to below).  
- On page 44, the three landscaped areas are highlighted: to the north the site frontage and links to
the canal, to the east the canal frontage onto the towpath and, to the west, the treatment of the
service road and riverside. However, these drawings do not represent agreed detailed layouts.
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- At 5.13 (pp. 75- 80) sketches are provided by Macfarlane + Associates of some more detailed
areas of study and illustrative materials which have been developed since our last meeting.
- In addition to the three ground level zones, an intensive green roof for use by tenants is is indicated
(p.80).
- The landscape design concept is described more fully in Macfalane's Landscape Strategy.
- Detailed landscape drawings by Macfarlane include dwg Nos. MA.3041.1000, Landscape
Masterplan (Illustrative) and 1001 Landscape Masterplan (Details), and dwg Nos. 2000, Level 7
/Roof Terrace (Illustrative Masterplan), and 2001, Floor 7 / Roof Terrace (Details). These drawings
have been refined and generally respond to pre-application discussions.  
- The application is supported by a 5 Year Habitat Management Plan, by Middlemarch
Environmental, includes maintenance and management objectives for the areas of meadow and
native planting.
- Middlemarch Environmental have also produced a Preliminary Ecological Assessment and a
Construction Ecological Management Plan, whose recommendations should be adhered to.  
- This application has been subject to pre-application discussions and the tree retention and
landscape masterplan proposals reflect the outcome of the discussions.
- If the application is recommended for approval, landscape conditions should be imposed to ensure
that the proposals are implemented in accordance with the approved plans and supported by the
appropriate documentation, to safeguard and enhance the natural and built environment.  

Recommendation:
No objection, subject to the above observations and appropriate Landscaping, Materials and Tree
Protection Conditions.

SUSTAINABILITY OFFICER
Energy
The development does not meet the London Plan target of 35% reduction in CO2 from a 2013
building regulation baseline. However, the applicant has achieved a total reduction of 23% and
broadly justified the inability to achieve the remainder with limited scope for further photovoltaics than
proposed. Other supporting low or zero carbon technology has been discounted and there is no
reason to dispute these as the type of development does not lend itself well to alternative
technologies (e.g. heat pumps and CHP).

As consequence, the development will be 53 tonnes short of the required savings. The alternative to
onsite solutions is an offsite contribution as supported by Policy 5.2e of the London Plan.

The development is only acceptable with the following S106 contribution:

A sum of £95,400 shall be paid by the applicant on commencement of the development to the
London Borough of Hillingdon. The contribution shall be a 'carbon reduction contribution' and shall be
spent by the London Borough of Hillingdon on public buildings to broadly achieve the carbon shortfall
of 53 tonnes elsewhere in the borough.  

In addition to the above the following condition is required:

Condition 
Prior to the commencement of development a roof plan showing the incorporation of 400m2 of PVs
across the development in line with the energy strategy (Rev E, Hoare Lea, February 2016).  The
plan shall be accompanied by detailed specification of the PVs and a monitoring regime including the
reporting of annual carbon savings from the PVs to the Local Planning Authority.  The development
must proceed in accordance with the roof plan and supporting details.  

Reason
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To ensure the development contributes to a carbon reduction saving in accordance with Policy 5.2
of the London Plan.  

Ecology
I have no objections to the proposed development subject to the following:

The site lies in close proximity to both the Grand Union Canal (a Metropolitan site of importance for
nature conservation [Met SINC]) and the River Colne.  With regards to the Met SINC, I support the
request from the Canal and River Trust for S106 contributions to the Grand Union Canal.  This
contribution will in part help the development to mitigate for any additional Canal impacts.  

The bank of the River Colne is partly included within the redline boundary.  In order to satisfy the
NPPF, London Plan Policies, Local Plan Part 1 policies, and emerging Part 2 policies, the
development must demonstrate a positive contribution to the river corridor, including the banks and
supporting land.  The following condition is therefore required:

Condition
Prior to the commencement of development a scheme for the inclusion of measures to promote and
support flora and fauna shall be submitted to and approved in writing by the Local Planning Authority.
The scheme shall also include detailed landscaping and ecology enhancement plans for the
boundary that includes the banks of the River Colne. The scheme shall clearly detail measures to
promote and enhance wildlife opportunities within the landscaping and the fabric of the buildings.
These shall include bat and bird boxes, habitat walls and a range of plants to encourage and support
wildlife. The scheme shall aim to include an area of land dedicated to wildlife habitat in close
proximity to the bank of the River Colne. The development must proceed in accordance with the
approved scheme. 

Reason
To ensure the development contributes to ecological enhancement in accordance with Policy EM7
(Local Plan) and Policy 7.28 of the London Plan. 

Living Walls and Roofs
Living walls and roofs can improve air quality, operate as carbon sinks and be of importance for
nature conservation.  The following condition is therefore necessary:

Condition
Prior to commencement of development a scheme for the inclusion of living walls, roofs and
screens shall be submitted to and approved in writing by the Local Planning Authority. The scheme
shall provide details of the types of living material to be used and the locations and methods of
maintenance where necessary. The development should proceed in accordance with the approved
plans.

Reason
To ensure the development contributes to a number of objectives in compliance with Policy 5.11 of
the London Plan and Policy EM1 of the Local Plan.

CONSERVATION AND DESIGN OFFICER
This site is particularly sensitive in conservation terms given its location adjacent to the canal, a non
designated heritage asset and the Uxbridge Lock and Rockingham Bridge Conservation Areas. The
Crown and Treaty Public House, a grade II* listed building and the Swan and Bottle Public House, a
Locally Listed building, are also located close by. The site is sensitive with regard archaeology, as it
lies both within the Uxbridge APA and the Colne Valley APZ.
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At present the development site comprises a 6 storey modern office block (with an additional storey
housing plant) and a 3 storey car park located immediately to the south, neither of any architectural
merit or historic interest. To the north and east of the site are modern buildings that range from 5 to
11 storeys, hence this is a suitable location for a taller structure marking the gateway to the western
entrance of the town centre. The current proposals have been subject to considerable pre-
application discussions, and the design, scale and massing of the submitted scheme are in line with
these discussions. 

In terms of its potential effect on the setting of the adjacent heritage assets, it is considered that the
structures would not impact negatively on either of the conservation areas. They would be largely
screened from Fassnidge Park by trees and when seen from this and the Uxbridge Lock
Conservation Area, would be viewed against a backdrop of other large modern buildings. From the
latter, the full bulk of the structures would not be immediately obvious given their north-south
orientation. 

It is considered that the impact on the setting of the listed building would be no greater than that of
the existing buildings, as much of the new structures would be screened by the Stanza Building (no.
97 Oxford Road). Whilst taller on the Oxford Road frontage, their orientation would mean that they
would not have any significantly greater impact on the setting of the Locally Listed Public House than
that existing. Views from the public footpath across the open fields in the adjoining borough have
been considered. These are long views and the new structure would be some considerable distance
away. At present the current 6 storey building is fairly well screened by very large trees, some
evergreen and the views are towards an established quite urban skyline. The new structures will of
course be more visible, but the change would not be significant enough to detract from the skyline or
the open character of the adjoining spaces.

Overall, whilst taller and larger in terms of bulk than the existing structures, the design of the
proposed buildings is considered to be a significant improvement on that existing. Care has been
taken with the treatment of the facades, with an interesting use of angled elevations and projecting
elements that help "break up" the mass of the structures. A view through to the canal will be
achieved through the double height atrium and the proposed materials will be sympathetic to the
surroundings, and similar to those of the adjacent Stanza building. The scheme will provide canal
side improvements, in terms of landscape and greater access to the water side areas,  and also a
more active frontage along Oxford Road with improved planting.

It is important that any archaeological issues are resolved to the satisfaction of GLAAS.

If agreed, we will need to ensure that appropriate conditions are included that cover the external
appearance of the buildings, in particular samples of materials to be submitted for agreement,
details of the glazing, decorative brickwork detailing, high level plant, balustrades and means of
enclosure, signage, details of the main entrance and construction of the timber cladding and fins.
We should ensure that there is a maintenance plan in place re the timber cladding to both structures
to ensure that it remains in good condition. The design and materials of the external terracing and
ramps will also need to be covered.

ACCESS OFFICER
The proposal to develop a new office and multi-storey car park would necessitate the demolition of
an existing office building. The Design & Access Statement makes reference to 416 car parking
spaces of which 21 would be designated accessible bays.

The main approach to the building would be from Oxford Road which is said to have been designed
to achieve level access using paving materials with slip resistance properties. There would be a
secondary entrance via the canal path which would have steps and a compliant ramp necessary to
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7.01 The principle of the development

overcome a significant level change.

The proposed building would be accessed via two sets of revolving doors, but a pass door is shown
on plan to facilitate access by wheelchair users and others for whom negotiating a revolving would
be difficult. Access to the lift with the main core is from basement car park which is understood
would achieve a clear head height of 2.6m.

Internally, the key principles of inclusive design appeared to have been followed. An accessible toilet
is shown on plan within the main floor plates and, on the ground floor, within the ancillary cafe.
Provisions include lift access to all floors, accessible toilets, an understanding of the need to provide
non-reflective flooring, refuge areas and vision panels.

It is however noted that there is no intention to provide a fully accessible showering facility. Given the
scale of development, and as such facilities would be available to non-disabled people, the council is
obliged under its Equality Act 2010 duties to require such provision:

Therefore:
A minimum of one accessible Self-contained shower cubicle designed in accordance BS
8300:2009, 12.4 and figure 50, should be provided. It would be acceptable to be an accessible toilet
cubicle and self-contained shower cubicle. However, careful consideration should be given to its
location so that it would be convenient to use by disabled members of staff.

Recommended Informatives

a) The applicant is reminded of the duties set out in the Equality Act 2010, with regard to
employment and service provision.  Whilst an employer's duty to make reasonable adjustment is
owed to an individual employee or job applicant, the responsibility of service providers is to disabled
people at large, and the duty is anticipatory. The Equality Act 2010 seeks to protect people
accessing goods, facilities and services from direct discrimination on the basis of a 'protected
characteristic', which includes those with a disability.

The failure to take reasonable steps at this stage to facilitate access will therefore count against the
service provider, if/when challenged by a disabled person. It is therefore recommended that the
applicant takes full advantage of the opportunity that this development offers, to improve the
accessibility of the premises to people with mobility and sensory impairments. 

As part of the Act, service providers are obliged to improve access to and within the structure of their
building, particularly in situations where reasonable adjustment can be incorporated with relative
ease. The Act states that service providers should think ahead to take steps to address barriers that
impede disabled people

b) Induction loops should be specified to comply with BS 7594 and BS EN 60118-4, and a term
contract planned for their maintenance.

c) Care must be taken to ensure that overspill and/or other interference from induction loops in
different/adjacent areas does not occur.

d) Flashing beacons/strobe lights linked to the fire alarm should be carefully selected to ensure they
remain within the technical thresholds not to adversely affect people with epilepsy. 

Conclusion: acceptable, subject to a condition to secure the provisions set out in point 1 above.

MAIN PLANNING ISSUES7.
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7.02

7.03

7.04

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Airport safeguarding

Paragraph 17 of the National Planning Policy Framework states that one of the core
principles of the document is the "effective use of land by reusing land that has been
previously developed (brownfield land)."

The proposal consists of the creation of a commercial office building and ancillary car park
to replace an existing commercial office building with ancillary car park, together with the
refurbishment and upgrade of landscaping. As such, the use of the site is not altering in
character, and is considered to be a suitable use for a building within this setting.

The Greater London Authority have also commented that 'The office redevelopment which
accommodates the uplift in commercial floor space is strongly supported in strategic
planning terms.'

The principle of the proposal is therefore deemed acceptable.

No residential units are proposed as part of this application. As such, density is not relevant
to the application.

Conservation Areas
The Council's Conservation and Design Officer has been involved throughout the lengthy
pre-application discussions for the proposals. They have reviewed the submitted details
and raised no objections to the development, concluding that the proposed structures
would not impact negatively on either of the nearby conservation areas.

Listed Buildings
The nearest listed building is the Grade II* Listed The Crown and Treaty Inn on Oxford
Road this building is located approximately 150m to the east of the site. The Canal and
modern office buildings lie between the listed building and the Proposal Site. It is
considered that the separation is sufficient that the setting of the Grade II* Listed Building
would not be adversely affected.

The Swan and Bottle Public House on the northern side of Oxford Road is locally listed.
The Council's Conservation and Design Officer has concluded that the proposed
structures would not impact negatively on this building.

Archaeology 
The proposed development lies on the edge of the Colne Valley Archaeological Priority
Area. The Greater London Archaeology Advisory Service was consulted as part of the
application process and has reviewed the site and development proposals. They have
raised an objection to the proposals based on the lack of a sufficient information. Whilst the
requirement of a archaeological assessment is deemed appropriate given the potential
archaeological value of the site, the lack of an assessment or further information is not
deemed sufficient to warrant a recommendation of refusal of the application as such an
assessment could be required by an appropriately worded planning condition should the
application be approved.

National Air Traffic Services and Heathrow Airport Limited were consulted on the proposed
development and they have confirmed that they have no objections to the proposal subject
to an appropriate condition regarding the implementation of a Bird Hazard Management
Plan and supporting informative. As such, subject to the condition, the scheme is
considered to have an acceptable impact on airport safeguarding.

Page 114



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

7.05

7.07

Impact on the green belt

Impact on the character & appearance of the area

The application site is on the eastern bank of the River Colne. The land on the western
bank and beyond is within South Buckinghamshire and is designated as Green Belt. The
proposed development will have a slightly increased bulk when viewed from the Green Belt,
however this increase in considered minimal and not to have a significantly greater
detrimental impact on the Green Belt than the existing large scale buildings on the site. 

The Council's Conservation and Design Officer has considered the visual impact from
public footpath within the Greenbelt and provided the following comments:
'These are long views and the new structure would be some considerable distance away.
At present the current 6 storey building is fairly well screened by very large trees, some
evergreen and the views are towards an established quite urban skyline. The new
structures will  be more visible, but the change would not be significant enough to detract
from the skyline or the open character of the adjoining spaces.'

As such the minimal impact of the proposals is not considered to be sufficient to warrant a
recommendation for refusal of the proposals.

The proposed office development will replace an existing office building within a mixed use
area that includes a number of other large scale multi storey buildings. The Council's
Design Officer has reviewed the scheme and commented that neither of the existing
structures have significant architectural merit. They go on to state that to the north and east
of the site are modern buildings that range from 5 to 11 storeys, hence this is a suitable
location for a taller structure marking the gateway to the western entrance of the town
centre. The current proposals have been subject to considerable pre-application
discussions, and the design, scale and massing of the submitted scheme are in line with
these discussions. The Council's Design Officer concludes that the proposed buildings are
considerable improvement on the existing structures. As such they would have a positive
impact on the character and appearance of the area.

The impact of the proposals on the character of the Conservation Areas, are discussed
above in section 7.03 of this report.

Impact on the Canal
The Canal and River Trust and the Middlesex Branch of Inland Waterways have raised
concerns over the impact of the proposals on the adjacent canal and towpath area. The
principle concerns revolve around the relationship of the development to the canal. The
proposals have been described as potentially creating a 'canyoning effect' by the Canal and
River Trust and as 'over development' by the Inland Waterways.

It is accepted that the development will increase the height of the existing Bridge House by
approximately 6m and the multi storey car park by approximately 7m. The new office
building would also have a slightly closer frontage to the canal. The development will
invariably increase the dominance of what is already a significant frontage on to the canal.
However, the context of the existing development and neighbouring buildings should be
taken into account. There is already a 'canyoning effect' at present which runs for
approximately 100m from the Oxford Road bridge. The length will not materially change.
The increase in heights will not have a material adverse change to the current situation.
Furthermore, the canal runs on a south-west axis ensuring that the direct sunlight will
penetrate the length of the canal towpath to remove concerns over perpetual shading,
although there will be a slight detrimental impact from the current situation.
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7.08

7.09

7.10

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

The marginal impacts are partly offset by an improved canal frontage at ground level as
recognised by the Canal and River Trust. However, the activity at towpath level will be
related to peak office working times and therefore the benefits recognised by the Canal and
River Trust will not be present all of the time.

Outside peak working times, this area of the canal will continue to be less attractive than
the more open stretches. The development does not materially worsen the situation, and
therefore a refusal on this basis would be difficult to support. Notwithstanding that, the
Council and its partners seek net improvements through development. In this instance
there is a direct relationship between canal and the development and improvements should
be sought offsite if not deliverable onsite. As a consequence, a contribution of £30,000 to
the Canal and River Trust is sought through the S106 to fund improvements along this
stretch of the Canal that offset the harm that remains as a result of this development.

The proposed buildings will replace existing buildings on the site within the same use
classes. As such the proposed impact on neighbouring occupiers is considered to be
minimal, especially as the site is separated from the surrounding buildings by the canal,
Oxford Road and the River Colne. 

The closest residential properties are located within Denham Lodge, to the north west of
the site on the opposite side of Oxford Road, approximately 72m from the proposed new
building. As such the impact on residential occupiers is considered to be minimal.

The proposal is for an office building, accordingly there will be no future residential
occupiers.

The parking quantum on the site will be increased to 405 car parking spaces, which relates
to an increase of 129 spaces over the existing provision. Included within the 405 spaces
are 21 disabled parking spaces. Also proposed are 111 electric vehicle charging facilities to
be installed, with a passive option for up to 48 more charging facilities to be installed in the
future. 35 motorcycle spaces are proposed.

TfL have raised a number of concerns with the proposal, including the view that there is an
excess of parking proposed and that incorrect methodology has been used for calculating
predicted trip generation.

The Council's Highway Engineer has been involved throughout the lengthy pre-application
discussions on the proposals and has reviewed the submitted details, raising no objection
to the proposals.

Car Parking and Trip generation
Following concerns raised by TfL on the accuracy of the methodology used to calculate trip
generation, the applicant in discussions with the Council's Highways Engineer, arranged
for further surveys to be conducted. TfL's objection was based on the location of the sites
used to calculate trip generation, stating that the sites used were not comparable to the
application site. Therefore two consecutive video surveys of the application site access to
record all movements into and out of the site were carried out on 18 and 19, July 2016. It is
worth noting that the surveys and consequent calculations cover the entire island site,
rather than just the application site, as there is only one vehicular access off Oxford Road.
The maximum observed parking accumulation for the whole island site was 490 spaces
(57 unused spaces) which would represent a demand ratio of 1 spaces/34.2 sqm. based
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7.11 Urban design, access and security

on the total existing floor areas at the site. Based on the additional floor area the additional
parking demand would be 345 spaces. The additional provision of 129 spaces plus the 57
unoccupied would restrict the demand to 159 spaces (345-129-57=159).

TfL are objecting to the level of parking being provided for the proposed new development.
A total of 405 car parking spaces have been proposed which equates to approximately 1
space to 51sqm. This is above the maximum parking standards of 1 space per 100-
600sqm for B1 office use in outer London under the London Plan parking standards.

However, notwithstanding the fact that the existing parking would be an over provision
under current parking standards, considering the additional area on its own would permit
118 additional car parking spaces. In addition, it is worth noting that the development site is
located just inside the borough boundary. If it were to be located just outside, on the
opposite side of the River Colne, the Bucks County Council's current standards of 1 space
per 25 sqm could permit 471 spaces for the additional floor area or 942 overall.

The new survey information has been provided subsequent to TfL raising their concern.
The applicant has also reduced the level of parking to 129 spaces rather than the 135
initially proposed. These factors, plus the location of the site at the very limit of the Greater
London Area, results in the conclusion that the level of parking being proposed is
considered acceptable. The Council's Highway's Engineer has raised no objection to the
proposal parking levels as submitted.

Cycle Parking
A total of 187 cycle parking spaces are to be provided which meet the London Plan
standards. The cycle parking would need to be in a covered and secure location. The
Council's cycle parking standards would require a minimum of 471 spaces which are
considered to be excessive for this location. Whilst TfL have objected to the use of
'Brompton' (folding) cycle storage facilities, a condition could be added to the consent to
control the type of cycle storage provided. TfL have also noted that the applicant could
enter into a Travel Plan scheme to provide/subsidise the use of Brompton/foldable bikes for
staff. A Travel Plan is recommended to be secured through the S106 Agreement should
the application be approved.

Complementing the cycle parking, a total of 198 storage lockers will be provided, along with
28 showers. The Council's Highway Engineer and TfL are satisfied with the quality and
location of these facilities.

Motorcycle Parking
35 motor cycle parking bays are being provided which comply with the Council's
standards.

Mitigation Works
In order to mitigate the impact of the proposal on the local highway network, the Council's
Highways Engineer has requested that the Section 106 require the developer to carry out a
study of the network, scope to be agreed with the Council, to be completed before
commencement of development and a sum with an upper limit of £150,000 set aside for
any mitigation works which ought to be completed prior to occupation. These costs are in
addition to any other highway works, at and adjacent to the site access, already proposed
by the developer and shown on plans.

Urban Design
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7.12

7.13

7.14

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

The Greater London Authority were consulted on the proposed development and concluded
that 'the proposals will deliver high quality, well-designed flexible workspace that will
support London's function as one of the World's most attractive and competitive business
locations. The design approach is supported.'

Security
The Metropolitan Police Designing Out Crime Officer was consulted as part of the
application process and has reviewed the submitted details, notably section 5.16 of the
Design and Access Statement which refers to the Secure By Design requirements. They
have raised no objections to the submitted details and as such the proposals are
considered acceptable.

The Council's Access Officer has reviewed the submitted details and raised no objections
to the development subject to the attachment of an appropriate condition to secure an
accessible shower cubicle. The Greater London Authority as concluded that 'The proposed
scheme accommodates inclusive design'.

As such, subject to condition, the proposal is considered to be acceptable from an access
perspective.

No residential units are proposed as part of this application. As such, this is not relevant to
the application.

Landscaping
The Council's Landscape Architect has been involved in the lengthy pre-application
discussions for the proposal, including the significant landscape improvement works
proposed adjacent to the canal. They have reviewed the submitted details, support the
proposals and subject to the attachment of a landscaping condition they raise no
objections.

Ecology
The Environment Agency (EA) initially objected to the proposals based on the lack of an 8m
wide buffer zone to the River Colne and the failure of the proposed development to restore
the ecological value of the river corridor. 

However the red line boundary does not take in the top of the bank and the application
boundary is set some distance back from the river. Furthermore, the design of the
development as originally proposed and reviewed by the EA involved very little change to
this area as it currently stands. The development therefore has a minimal impact on the
river bank. Based on the EA comments, the reason for refusal would not be because of the
development's impact on the current environment in that it is reducing or removing an 8m
buffer - instead, the concerns appear to be based on the development failing to increase
the existing buffer to 8m. Despite discussions between the Council's Sustainability Officer
and the EA, and a request for further details from the EA, there is insufficient reasoning to
believe that the continued failure to provide an 8m buffer zone near the car parking area is
contributing to a detrimental impact to the river corridor. However, notwithstanding the
small area in question and the fact the rest of the corridor in this area is considered to be
as good in ecological terms as can be achieved in an urban setting, the Applicant has
removed six existing car parking spaces within close proximity to the River Colne, as such
the development is now proposing an improved impact over the existing situation.  
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7.15

7.16

7.17

7.18

7.19

7.20

Sustainable waste management

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

With regards to the failure of the proposed development to restore the ecological value of
the river corridor, despite requests to the EA, no evidence has been presented to confirm
that the river corridor is failing in this area. As set out above, the application site does not
include the river within the red line boundary and the Agency response does not clearly
demonstrate that the development will have an adverse impact on the watercourse itself. It
is therefore considered unreasonable to expect the developer to undertake significant
works to a river that is not within their ownership, not within the red line boundary of their
planning application, that is not been shown to be detrimentally impacted by the
development and when the works have not been proven to be necessary. Therefore, there
is considered to be insufficient justification for a reason for refusal on these grounds.  

Notwithstanding the above, the Council recognises the need for sympathetic treatment of
the development's boundary with the river bank. Enhancement opportunities and detailed
riverside treatment can be secured through a suitably worded ecology condition which is
recommended to be attached to this consent.

The Council's Waste Management Officer has reviewed the submitted details and subject
to the 
attachment of a suitable informative raises no objection to the proposals.

The on-site carbon dioxide savings fall short of the targets within Policy 5.2 of the London
Plan. While it is acceptable that there is little further potential for carbon dioxide reductions
onsite, the applicant should ensure the short fall in carbon dioxide reductions, equivalent to
53 tonnes of C02 per annum, is met off-site.

As such it is recommended that an off-site contribution of £95,400 is secured through the
S106 agreement.

The Council's Sustainability Officer has reviewed the submitted details and subject to the
attachment of an appropriate condition for the provision of Photovoltaic Panels and the off-
site contribution of £95,400 being secured through the S106 agreement has raised no
objections to the proposal.

The Environment Agency have confirmed that they have no objections to the proposals
from a flood risk perspective.

The Council's Flood and Water Management Officer has reviewed the submitted details
and subject to the attachment of an appropriate condition has raised no objections to the
proposal, provided that any details submitted pursuant to that condition addresses the
officer's concerns over the proposal for all run off to be directed into the River Colne where
at present it also drains into the canal.

The Council's Environmental Protection Unit have reviewed the submitted proposals and
subject to the attachment of appropriate conditions to cover noise mitigation, contamination
and a Construction Environmental Management Plan have raised no objection to the
development.

The issues raised by the public consultation process have been covered within the body of
this report.
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7.21

7.22

Expediency of enforcement action

Other Issues

Policy R17 of the Hillingdon Local Plan: Saved Policies (November 2012) is concerned with
securing planning obligations to supplement the provision recreation open space, facilities
to support arts, cultural and entertainment activities, and other community, social and
education facilities through planning obligations in conjunction with other development
proposals. These saved UDP policies are supported by more specific supplementary
planning guidance.

Should the application be approved, a range of planning obligations would be sought to
mitigate the impact of the development, in line with saved policy R17 of the Council's
Unitary Development Plan.

The obligations sought are as follows:
1. Highway Works: S278/S38 for required Highways Works 
2. Contribution towards improvements to the local highway network with an upper limit of
£500,000, plus a transport appraisal to include modelling of the local network prior to
commencement of the development.
3. Construction Training: A financial contribution to the sum of: Training costs: £2500 per
£1m build cost plus Coordinator Costs - £9,600 per phase or an in kind scheme to be
provided.
4. Employment Training Initiatives
5. Refuse & Delivery Management Scheme 
6. Canal Towpath/Canal and River Trust, as follows;-
a) £30,000 Contribution towards improvements to the Canal Towpath/Canal and River
Trust, including a management scheme for the future maintenance of the Towpath;
b) a survey of the condition of the waterway wall and schedule of the repairs;
c) submission of details for approval relating to improved access to the canal and its
towpath, and for the opening up of the canalside area.
7. Travel Plan: to include £20,000 Bond
8. Public Realm Contribution of £150,000
9. Off-site sustainability contribution of £95,400 to a carbon fund.
10. Project Management & Monitoring Fee: A financial contribution equal to 5% of the total
cash contributions.

In addition to S106 contributions the Council has recently adopted its own Community
Infrastructure Levy (CIL) with a charge of £35 per square metre of gross internal floor area.
This application is CIL liable with respect to new floorspace being created, and the sum
calculated for this application based on the floor area proposed is £922,232.28.

In addition to the London Borough of Hillingdon CIL, the Mayor of London's Community
Infrastructure Levy (CIL) has introduced a charging system within Hillingdon of £35 per
square metre of gross internal floor area to be paid to the GLA to go towards the funding of
Crossrail. This application is CIL liable with respect to new floorspace being created, and
the sum calculated for this application based on the floor area proposed is £980,130.27.

No enforcement action is required in this instance.

None

8. Observations of the Borough Solicitor

General
Members must determine planning applications having due regard to the provisions of the
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development plan so far as material to the application, any local finance considerations so
far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and use
of land in the public interest. The considerations must fairly and reasonably relate to the
application concerned. 

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and also
the guidance contained in Probity in Planning, 2009.

Planning Conditions
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.

Planning Obligations
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related to
the scale and kind to the development (Regulation 122 of Community Infrastructure Levy
2010).

Equalities and Human Rights
Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have due regard to the need to eliminate discrimination, advance equality of
opportunities and foster good relations between people who have different protected
characteristics. The protected characteristics are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have due regard to the above goals means that members should
consider whether persons with particular protected characteristics would be affected by a
proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances.

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance

None
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10. CONCLUSION

This application seeks full planning permission for the demolition of an existing office
building (Use Class B1(a)) and multi-storey car park and the redevelopment of the site to
provide a new office (Use Class B1(a)) of 22,875 sqm, associated multi-storey car park
and cafe (Use Class A1/A3) of 87 sqm and associated landscaping and improvement
works to the adjacent canal towpath. 

The site fronts onto Oxford Road (A4020) and is between the River Colne and the Grand
Union Canal. The site is within Uxbridge Town centre and is within an Archaeological
Priority Area.

It is considered that the proposed development would result in an acceptable visual impact
on the visual amenities of the site, the wider area, the adjacent Green Belt and
Conservation Area, and the nearby listed building. The proposal would not have any
detrimental impact on the amenities of the occupiers of neighbouring units and it is not
considered that the development would lead to such a significant increase in traffic that
refusal could be justified on highway grounds. 

The development proposals accords with the saved Unitary Development Plan policies, the
Local Plan Part 1 policies, the London Plan and the NPPF and, accordingly, approval is
recommended subject to conditions and the completion of a S106 Legal Agreement.

11. Reference Documents

Hillingdon Local Plan: Part 1 - Strategic Policies (November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan (March 2016)
National Planning Policy Framework
Hillingdon Supplementary Planning Document - Accessible Hillingdon
Hillingdon Supplementary Planning Document - Noise
Hillingdon Supplementary Planning Document - Planning Obligations
Hillingdon Supplementary Planning Guidance - Air Quality
Hillingdon Supplementary Planning Guidance - Community Safety by Design
Hillingdon Supplementary Planning Guidance - Land Contamination

Ed Laughton 01895 250230Contact Officer: Telephone No:
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STOCKLEY PARK PHASE 3 IRON BRIDGE ROAD WEST DRAYTON 

Land formation, landscaping, fencing and provision of ancillary footpaths and
bridleways together with ancillary works to the offsite land parcels (Land
Parcel A (10.67 hectares) - Land bounded by Stockley Road and B465 to the
west, Goulds Green to the south and the residential area of Goulds Green to
the east; Land Parcel B1 (0.52 hectares) - Land to the south of Park View
Road and to the east of the residential area of Yiewsley; Land Parcel B2 (0.60
hectares) - Land to the east of Willow Avenue and Chestnut Avenue; Land
Parcel C1 (1.19 hectares) - Land to the west of Bolingbroke Way and south of
Dawley Road and bound by Stockley Park Golf Club to the west; Land Parcel
C2 (0.53 hectares) - Land to the west of Bolingbroke Way and bound by
Stockley Park Golf Club to the west (No works are sought to Land Parcel C2);
Packet Boat Lane (2.83 hectares) - Land to the north of Packet Boat Lane, to
the east of Old Mill Lane and Fray's River and to the east of Cowley Lake)
associated with the approved development at Phase 3 Stockley Park
(Planning permission ref. 37977/APP/2015/1004 dated 14/12/2014)

09/06/2016

Report of the Head of Planning, Sport and Green Spaces 

Address

Development:

LBH Ref Nos: 37977/APP/2016/2263

Drawing Nos: 1469/14-06B (S106 Land Parcel B1 Illustrative Landscape Strategy)
1469/14-07D (S106 Land Parcel B2 Illustrative Landscape Strategy)
1469/14-08E (S106 Land Parcel C Illustrative Landscape Strategy)
1469/14-70 (Timber Post and 3 Wire Fence Detail)
1469/14-71 (Timber Post and 3 Rail Fence Detail)
1469/14-72 (Timber Paddock Fence Detail)
1469/14-73 (Equine and Pedestrian Crossing Point)
1469/14-74 (Close Board Fence Detail)
1469/14-75 (Typical Footpath and Crossing Point Details)
1469/14-76 (Heavy Standard Tree Pit Detail 1x1m)
1469/14-78 (Rabbit Protection Fence Detail)
1469/14-79 (Pedestrian Access Gate Detail)
1469/14-RP06 (S106 Off Site Land Parcels Maintenance and Managemen
Specification)
1469/14-SP03 (S106 Off Site Landscape Parcels Soft Landscape
Specification)
Programme of Works
1469/14-10C (S106 Land Parcel E Illustrative Landscape Strategy)
27122-LE-55F (Off Site Land Parcels)
Covering Letter

Date Plans Received: 09/06/2016Date(s) of Amendment(s):

1. SUMMARY

The development of Phase 3 Stockley Park (planning permission ref.
37977/APP/2015/1004 dated 14/12/2014) included the gifting of parcels of green belt land
to the London Borough of Hillingdon for landscaping improvements, and for them to be
used as public open space, to provide a benefit for local residents of Hillingdon and to

14/06/2016Date Application Valid:

Agenda Item 11

Page 125



Major Applications Planning Committee - 6th December 2016

PART 1 - MEMBERS, PUBLIC & PRESS

mitigate the loss of green belt land on the site. This application relates to those land
parcels and seeks land formation, landscaping, fencing and provision of ancillary
footpaths and bridleways together with ancillary works.

The principle of using these land parcels for public open recreational space would be
acceptable and is supported by local, regional, and national planning policy.

The proposal would enhance the beneficial use of the Green Belt through providing greater
opportunity to access the land, providing new recreational space, enhancing the
landscape, visual amenity and biodiversity of the land, and generally improving what is
currently damaged landfill land.

The development is not considered to raise any concerns with regards to its impact on
neighbours, highways, flooding, or air quality. 

Overall, the proposed development meets the strategic policy objectives of the London
Plan, as well as the aims and objectives of local Council policy, and the NPPF.

COM3

COM4

Time Limit

Accordance with Approved Plans

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.

REASON
To comply with Section 91 of the Town and Country Planning Act 1990.

The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers:

- Covering Letter
- 1469/14-06B (S106 Land Parcel B1 Illustrative Landscape Strategy)
- 1469/14-07D (S106 Land Parcel B2 Illustrative Landscape Strategy)
- 1469/14-08E (S106 Land Parcel C Illustrative Landscape Strategy)
- 1469/14-70 (Timber Post and 3 Wire Fence Detail)
- 1469/14-71 (Timber Post and 3 Rail Fence Detail)
- 1469/14-72 (Timber Paddock Fence Detail)
- 1469/14-73 (Equine and Pedestrian Crossing Point)
- 1469/14-74 (Close Board Fence Detail)
- 1469/14-75 (Typical Footpath and Crossing Point Details)
- 1469/14-76 (Heavy Standard Tree Pit Detail 1x1m)
- 1469/14-78 (Rabbit Protection Fence Detail)
- 1469/14-79 (Pedestrian Access Gate Detail)
- 1469/14-RP06 (S106 Off Site Land Parcels Maintenance and Management
- Specification)
- 1469/14-SP03 (S106 Off Site Landscape Parcels Soft Landscape Specification) 
- Programme of Works
- 1469/14-10C (S106 Land Parcel E Illustrative Landscape Strategy)
- 27122-LE-55F (Off Site Land Parcels)

and shall thereafter be retained/maintained for as long as the development remains in

1

2

2. RECOMMENDATION

The application is recommended for approval subject to the following conditions:
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NONSC

NONSC

Contamination

Archaeology

existence.

REASON
To ensure the development complies with the provisions of the Hillingdon Local Plan: Part
Two Saved UDP Policies (November 2012) and the London Plan (2016).

(i) The development hereby permitted shall not commence until a scheme to deal with
contamination has been submitted in accordance with the Supplementary Planning
Guidance Document on Land Contamination and approved by the Local Planning Authority
(LPA). The scheme shall include all of the following measures unless the LPA dispenses
with any such requirement specifically and in writing:

(a)  A desk-top study carried out by a competent person to characterise the site and
provide information on the history of the site/surrounding area and to identify and evaluate
all potential sources of contamination and impacts on land and water and all other
identified receptors relevant to the site;
(b)  A site investigation, including where relevant soil, soil gas, surface and groundwater
sampling, together with the results of analysis and risk assessment shall be carried out by
a suitably qualified and accredited consultant/contractor. The report should also clearly
identify all risks, limitations and recommendations for remedial measures to make the site
suitable for the proposed use; and
(c)  A written method statement providing details of the remediation scheme and how the
completion of the remedial works will be verified shall be agreed in writing with the LPA
prior to commencement, along with details of a watching brief to address undiscovered
contamination.

(ii) If during development works contamination not addressed in the submitted remediation
scheme is identified, the updated watching brief shall be submitted and an addendum to
the remediation scheme shall be agreed with the LPA prior to implementation; and

(iii) All works which form part of the remediation scheme shall be completed and a
comprehensive verification report shall be submitted to the Council's Environmental
Protection Unit before any part of the development is occupied or brought into use unless
the LPA dispenses with any such requirement specifically and in writing.

(iv) No contaminated soils or other materials shall be imported to the site. All imported
soils for landscaping purposes shall be clean and free of contamination. Before any part of
the development is occupied, all imported soils shall be independently tested for chemical
contamination, and the results of this testing shall be submitted and approved in writing by
the Local Planning Authority. All soils used for gardens and/or landscaping purposes shall
be clean and free of contamination.

REASON
To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems and the development can be carried out safely without unacceptable
risks to workers, neighbours and other offsite receptors in accordance with policy OE11 of
the Hillingdon Local Plan: Part 2 Saved UDP Policies (November 2012).

1. No development shall take place, until an archaeological desk based assessment for
the entire planning application has been submitted to and approved by the local planning

3

4
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A20 Access to open space for people with disabilities

authority in writing. This will identify land with archaeological potential for which a written
scheme of investigation (WSI) is required
2. For each land parcel identified as requiring a WSI, no works shall take place until a
written scheme of investigation (WSI) for that parcel has been submitted to and approved
by the local planning authority in writing. For each land parcel that is included within a WSI,
no works shall take place other than in accordance with the agreed WSI, which shall
include the statement of significance and research objectives, and
A. The programme and methodology of site investigation and recording and the
nomination of a competent person(s) or organisation to undertake the agreed works
B. The programme for post-investigation assessment and subsequent analysis,
publication & dissemination and deposition of resulting material. This part of the condition
shall not be discharged until these elements have been fulfilled in accordance with the
programme set out in the 

REASON
To safeguard any potential archaeology of significance, in accordance with policy 7.8 of
the London Plan (2016) and the NPPF.

All entry and exit points (including pedestrian access gates) shall measure more than
875mm wide and where footpaths do not achieve a gradient of less than 1:21 or a
crossfall less than 1:60 then bonded gravel shall be used as opposed to self binding
gravel.

REASON
To ensure that the open space is accessible to wheelchair users and that wheelchair
users can maintain wheel traction whilst descending, in accordance with 7.2 of the
London Plan (2016).

5

I52

I53

Compulsory Informative (1)

Compulsory Informative (2)

1

2

INFORMATIVES

The decision to GRANT planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

The decision to GRANT planning permission has been taken having regard to the policies
and proposals in the Hillingdon Unitary Development Plan Saved Policies (September
2007) as incorporated into the Hillingdon Local Plan (2012) set out below, including
Supplementary Planning Guidance, and to all relevant material considerations, including
The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance.

AM1

AM2

AM7

AM8

Developments which serve or draw upon more than a walking
distance based catchment area - public transport accessibility and
capacity considerations
Development proposals - assessment of traffic generation, impact
on congestion and public transport availability and capacity
Consideration of traffic generated by proposed developments.

Priority consideration to pedestrians in the design and
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3

The desk based assessment and written scheme of investigation will need to be prepared
and implemented by a suitably qualified professionally accredited archaeological practice

AM9

AM10

AM14

AM15

BE1

BE3

BE13

BE18

BE38

BE39

EM2

EM6

LPP 2.18

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.18

LPP 5.19

LPP 5.21

LPP 6.10

LPP 6.7

LPP 6.9

LPP 7.13

LPP 7.16

LPP 7.18

LPP 7.19

LPP 7.2

LPP 7.21

LPP 7.3

LPP 7.5

LPP 7.8

NPPF

NPPF7

NPPF9

NPPF11

OE1

OE8

implementation of road construction and traffic management
schemes
Provision of cycle routes, consideration of cyclists' needs in design
of highway improvement schemes, provision of cycle  parking
facilities
Incorporation in new developments of additions to the proposed
cycle network
New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Development within archaeological priority areas

Investigation of sites of archaeological interest and protection of
archaeological remains
New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

Retention of topographical and landscape features and provision of
new planting and landscaping in development proposals.
Protection of trees and woodland - tree preservation orders

(2012) Green Belt, Metropolitan Open Land and Green Chains

(2012) Flood Risk Management

(2016) Green Infrastructure: the multi functional network of open and
green spaces
(2016) Green roofs and development site environs

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Construction, excavation and demolition waste

(2016) Hazardous waste

(2016) Contaminated land

(2016) Walking

(2016) Better Streets and Surface Transport

(2016) Cycling

(2016) Safety, security and resilience to emergency

(2016) Green Belt

(2016) Protecting open space and addressing deficiency

(2016) Biodiversity and access to nature

(2016) An inclusive environment

(2016) Trees and woodlands

(2016) Designing out crime

(2016) Public realm

(2016) Heritage assets and archaeology

National Planning Policy Framework

NPPF - Requiring good design

NPPF - Protecting Green Belt land

NPPF - Conserving & enhancing the natural environment

Protection of the character and amenities of surrounding properties
and the local area
Development likely to result in increased flood risk due to additional
surface water run-off - requirement for attenuation measures
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I23

I24

Works affecting the Public Highway - Vehicle Crossover

Works affecting the Public Highway - General

4

5

6

7

8

in accordance with Historic England's Guidelines for Archaeological Projects in Greater
London. This condition is exempt from deemed discharge under schedule 6 of The Town
and Country Planning (Development Management Procedure) (England) Order 2015.

Desk Based Assessment should comprise the following:

A desk-based assessment produces a report using existing information to identify the
likely effects of the development on the significance of heritage assets, including
considering the potential for new discoveries and effects on the setting of nearby assets.
The assessment will be expected to identify land parcels with archaeological potential, the
impact of works proposed in such areas and appropriate mitigation measures. Please
note that this advice relates solely to archaeological considerations. Further information on
archaeology and planning in Greater London is available on the Historic England website.

Please be advised that the works hereby approved or as subsequently amended/approved
shall be completed in full prior to hand over of the land parcels to Council ownership in
compliance with the legal agreement associated with planning permission ref.
37977/APP/2015/1004 dated 14/12/2014

The developer should address risks to controlled waters from contamination at the site,
following the requirements of the National Planning Policy Framework and the
Environment Agency Guiding Principles for Land Contamination.
1. Following the risk management framework provide in CLR11, Model procedures for the
management of land contamination.
2. Referring to the Environment Agency guiding principles for land contamination and the
land contamination sections in the Environment Agency's Groundwater Protection:
Principles and Practice
3. Further information may be found on the land contamination technical guidance pages
on the direct.gov website

If the applicant is proposing to import material as part of the landscaping works on site
they may require an environmental permit. More information about this can be found in our
permitting guidance online, or by contacting our National Customer Contact Centre on
03708 506 506 or enquiries@environmentagency.gov.uk.

The Environmental Permitting Regulations 2010 make it an offence to cause or knowingly
permit an activity that will result in the input of pollutants to surface water or groundwater,
unless authorised to do so by an environmental permit.

The development requires the formation of a vehicular crossover, which will be
constructed by the local Council. This work is also subject to the issuing of a separate
licence to obstruct or open up the public highway. For further information and advice
contact: Highways Maintenance Operations, 4W/07, Civic Centre, Uxbridge, UB8 1UW.

A licence must be obtained from the Highway Authority before any works are carried out
on any footway, carriageway, verge or other land forming part of the public highway. This
includes the erection of temporary scaffolding, hoarding or other apparatus in connection
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9

3.1 Site and Locality

The application relates to six land parcels associated with the approved development at
Phase 3 Stockley Park, Stockley Road, West Drayton, Middlesex. The land parcels are
arranged on a broadly east-west axis crossing the London Borough of Hillingdon. The total
area of land relating to this application measures approximately 16.34 hectares.

All of the parcels are located within the Green Belt. Many of the eastern most parcels were
previous landfill sites. The western most parcel is located within the Colne Valley
Archaeological Priority Area.

3.2 Proposed Scheme

The proposal consists of land formation, landscaping, fencing and provision of ancillary
footpaths and bridleways together with ancillary works to the offsite land parcels
associated with the approved development at Phase 3 Stockley Park (Planning permission
ref. 37977/APP/2015/1004 dated 14/12/2014). The location of the land parcels are set out
on the enclosed site location plan (Drawing No. 27122/LE/055F) and are as follows: 

- Land Parcel A (10.67 hectares) - Land bounded by Stockley Road and B465 to the west,
Goulds Green to the south and the residential area of Goulds Green to the east. 
- Land Parcel B1 (0.52 hectares) - Land to the south of Park View Road and to the east of
the residential area of Yiewsley.
- Land Parcel B2 (0.60 hectares) - Land to the east of Willow Avenue and Chestnut
Avenue.
- Land Parcel C1 (1.19 hectares) - Land to the west of Bolingbroke Way and south of
Dawley Road and bound by Stockley Park Golf Club to the west.
- Land Parcel C2 (0.53 hectares) - Land to the west of Bolingbroke Way and bound by
Stockley Park Golf Club to the west.
- Packet Boat Lane (2.83 hectares) - Land to the north of Packet Boat Lane, to the east of
Old Mill Lane and Fray's River and to the east of Cowley Lake.

Please note that no works are sought to Land Parcel C2.

with the development for which planning permission is hereby granted. For further
information and advice contact: - Highways Maintenance Operations, 4W/07, Civic
Centre, Uxbridge, UB8 1UW

You are advised that no works are sought to Land Parcel C2 as part of this application.

37977/APP/2015/1004 Phase 3 Stockley Park  Stockley Road West Drayton Middlesex

Hybrid Application for the phased comprehensive redevelopment of the site to provide an overal

maximum gross floorspace of 45,000sqm of light industrial uses (Use Class B1c and/or Use

Class B2) and/or storage and distribution uses (Use Class B8) and ancillary offices, together wit

servicing, parking, access roads and open space. Full  planning permission is sought for Phase 

containing 18,900sqm of floorspace in two buildings up to 16.2 metres in height (to ridge),

together with associated highways works, open space, hard and soft landscaping, car parking

3. CONSIDERATIONS

3.3 Relevant Planning History
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37977/APP/2016/1078

37977/APP/2016/240

37977/APP/2016/242

37977/APP/2016/243

Stockley Park Phase 3 Iron Bridge Road West Drayton 

Stockley Park Phase 3 Iron Bridge Road West Drayton 

Stockley Park Phase 3 Iron Bridge Road West Drayton 

Stockley Park Phase 3 Iron Bridge Road West Drayton 

and associated infrastructure. Outline  planning permission is sought for Phase 2 for up to

26,100sqm of floorspace with all matters, except for access, reserved for later determination

Application for a Non Material Amendment (NMA) to planning permission 37977/APP/2015/1004

(Hybrid Application for the phased comprehensive redevelopment of the site to provide an overa

maximum gross floorspace of 45,000 sqm of light industrial uses (Use Class B1c and/or Use

Class B2) and/or storage and distribution uses (Use Class B8) and ancillary offices, together wit

servicing, parking,access roads and open space) for administrative changes to wording of

condition 5 (Drawing Nos)

Details pursuant to condition 8 (ground levels) of planning permission reference

37977/APP/2015/1004 (Hybrid Application for the phased comprehensive redevelopment of the

site to provide an overall maximum gross floorspace of 45,000sqm of light industrial uses (Use

Class B1c and/or Use Class B2) and/or storage and distribution uses (Use Class B8) and

ancillary offices, together with servicing, parking, access roads and open space. Full planning

permission is sought for Phase 1 containing 18,900sqm of floorspace in two buildings up to 16.2

metres in height (to ridge), together with associated highways works, open space, hard and soft

landscaping, car parking and associated infrastructure. Outline planning permission is sought fo

Phase 2 for up to 26,100sqm of floorspace with all matters except for access, reserved for later

determination)

Partial submission of details pursuant to condition 12 (bird hazard management plan) for Phase 

only of planning permission reference 37977/APP/2015/1004 (Hybrid Application for the phased

comprehensive redevelopment of the site to provide an overall maximum gross floorspace of

45,000sqm of light industrial uses (Use Class B1c and/or Use Class B2) and/or storage and

distribution uses (Use Class B8) and ancillary offices, together with servicing, parking, access

roads and open space. Full planning permission is sought for Phase 1 containing 18,900sqm of

floorspace in two buildings up to 16.2 metres in height (to ridge), together with associated

highways works, open space, hard and soft landscaping, car parking and associated

infrastructure. Outline planning permission is sought for Phase 2 for up to 26,100sqm of

floorspace with all matters except for access, reserved for later determination)

Partial submission of details pursuant to condition 13 (Ecological Enhancement) for Phase 1 onl

of planning permission reference 37977/APP/2015/1004 (Hybrid Application for the phased

comprehensive redevelopment of the site to provide an overall maximum gross floorspace of

45,000sqm of light industrial uses (Use Class B1c and/or Use Class B2) and/or storage and

distribution uses (Use Class B8) and ancillary offices, together with servicing, parking, access

09-09-2015

04-05-2016

16-03-2016

10-05-2016

Decision:

Decision:

Decision:

Decision:

Approved

Approved

Approved

Approved
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37977/APP/2016/244

37977/APP/2016/245

37977/APP/2016/247

Stockley Park Phase 3 Iron Bridge Road West Drayton 

Stockley Park Phase 3 Iron Bridge Road West Drayton 

Stockley Park Phase 3 Iron Bridge Road West Drayton 

roads and open space. Full planning permission is sought for Phase 1 containing 18,900sqm of

floorspace in two buildings up to 16.2 metres in height (to ridge), together with associated

highways works, open space, hard and soft landscaping, car parking and associated

infrastructure. Outline planning permission is sought for Phase 2 for up to 26,100sqm of

floorspace with all matters except for access, reserved for later determination).

Partial submission of details pursuant to Part (i) of Condition 22 (contamination) for Phase 1 only

of planning permission reference 37977/APP/2015/1004 (Hybrid Application for the phased

comprehensive redevelopment of the site to provide an overall maximum gross floorspace of

45,000sqm of light industrial uses (Use Class B1c and/or Use Class B2) and/or storage and

distribution uses (Use Class B8) and ancillary offices, together with servicing, parking, access

roads and open space. Full planning permission is sought for Phase 1 containing 18,900sqm of

floorspace in two buildings up to 16.2 metres in height (to ridge), together with associated

highways works, open space, hard and soft landscaping, car parking and associated

infrastructure. Outline planning permission is sought for Phase 2 for up to 26,100sqm of

floorspace with all matters except for access, reserved for later determination)

Details pursuant to condition 23 (Sustainable Water Management Scheme) for Phase 1 only of

planning permission reference 37977/APP/2015/1004 (Hybrid Application for the phased

comprehensive redevelopment of the site to provide an overall maximum gross floorspace of

45,000sqm of light industrial uses (Use Class B1c and/or Use Class B2) and/or storage and

distribution uses (Use Class B8) and ancillary offices, together with servicing, parking, access

roads and open space. Full planning permission is sought for Phase 1 containing 18,900sqm of

floorspace in two buildings up to 16.2 metres in height (to ridge), together with associated

highways works, open space, hard and soft landscaping, car parking and associated

infrastructure. Outline planning permission is sought for Phase 2 for up to 26,100sqm of

floorspace with all matters except for access, reserved for later determination)

Partial submission of details pursuant to condition 9 (landscaping scheme) for phase 1 only of

planning permission ref. 37977/APP/2015/1004 dated 14-12-2015 (Hybrid Application for the

phased comprehensive redevelopment of the site to provide an overall maximum gross floorspa

of 45,000sqm of light industrial uses (Use Class B1c and/or Use Class B2) and/or storage and

distribution uses (Use Class B8) and ancillary offices, together with servicing, parking, access

roads and open space. Full  planning permission is sought for Phase 1 containing 18,900sqm of

floorspace in two buildings up to 16.2 metres in height (to ridge), together with associated

highways works, open space, hard and soft landscaping, car parking and associated

infrastructure. Outline  planning permission is sought for Phase 2 for up to 26,100sqm of

floorspace with all matters, except for access, reserved for later determination).

04-05-2016

20-06-2016

14-07-2016

29-09-2016

Decision:

Decision:

Decision:

Decision:

Approved

Approved

Approved

Approved
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Planning permission was granted for redevelopment of the site at Phase 3, Stockley Park,
Stockley Road, West Drayton, Middlesex on 14 December 2015 (LPA Ref.
37977/APP/2015/1004). The approved development is as follows:

"Hybrid Application for the phased comprehensive redevelopment of the site to provide an
overall maximum gross floorspace of 45,000sqm of light industrial uses (Use Class B1c
and/or Use Class B2) and/or storage and distribution uses (Use Class B8) and ancillary
offices, together with servicing, parking, access roads and open space. Full planning
permission is sought for Phase 1 containing 18,900sqm of floorspace in two buildings up to
16.2 metres in height (to ridge), together with associated highways works, open space,
hard and soft landscaping, car parking and associated infrastructure. Outline planning
permission is sought for Phase 2 for up to 26,100sqm of floorspace with all matters,
except for access, reserved for later determination."

The development at the Stockley Park site included the gifting of parcels of green belt land
to the London Borough of Hillingdon for landscaping improvements, and for them to be
used as public open space, to provide a benefit for local residents of Hillingdon and to
mitigate the loss of green belt land on the site.

4. Planning Policies and Standards

Please see the relevant planning policies below.

PT1.BE1

PT1.CI2

PT1.EM1

PT1.EM2

PT1.EM5

PT1.EM6

PT1.EM7

PT1.EM8

(2012) Built Environment

(2012) Leisure and Recreation

(2012) Climate Change Adaptation and Mitigation

(2012) Green Belt, Metropolitan Open Land and Green Chains

(2012) Sport and Leisure

(2012) Flood Risk Management

(2012) Biodiversity and Geological Conservation

(2012) Land, Water, Air and Noise

UDP / LDF Designation and London Plan

The following UDP Policies are considered relevant to the application:-

Part 1 Policies:

AM1

AM2

AM7

AM8

Developments which serve or draw upon more than a walking distance based
catchment area - public transport accessibility and capacity considerations

Development proposals - assessment of traffic generation, impact on congestion
and public transport availability and capacity

Consideration of traffic generated by proposed developments.

Priority consideration to pedestrians in the design and implementation of road
construction and traffic management schemes

Part 2 Policies:

Comment on Relevant Planning History
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AM9

AM10

AM14

AM15

BE1

BE3

BE13

BE18

BE38

BE39

EM2

EM6

LPP 2.18

LPP 5.11

LPP 5.12

LPP 5.13

LPP 5.18

LPP 5.19

LPP 5.21

LPP 6.10

LPP 6.7

LPP 6.9

LPP 7.13

LPP 7.16

LPP 7.18

LPP 7.19

LPP 7.2

LPP 7.21

LPP 7.3

LPP 7.5

LPP 7.8

NPPF

NPPF7

NPPF9

NPPF11

OE1

Provision of cycle routes, consideration of cyclists' needs in design of highway
improvement schemes, provision of cycle  parking facilities

Incorporation in new developments of additions to the proposed cycle network

New development and car parking standards.

Provision of reserved parking spaces for disabled persons

Development within archaeological priority areas

Investigation of sites of archaeological interest and protection of archaeological
remains

New development must harmonise with the existing street scene.

Design considerations - pedestrian security and safety

Retention of topographical and landscape features and provision of new planting
and landscaping in development proposals.

Protection of trees and woodland - tree preservation orders

(2012) Green Belt, Metropolitan Open Land and Green Chains

(2012) Flood Risk Management

(2016) Green Infrastructure: the multi functional network of open and green spaces

(2016) Green roofs and development site environs

(2016) Flood risk management

(2016) Sustainable drainage

(2016) Construction, excavation and demolition waste

(2016) Hazardous waste

(2016) Contaminated land

(2016) Walking

(2016) Better Streets and Surface Transport

(2016) Cycling

(2016) Safety, security and resilience to emergency

(2016) Green Belt

(2016) Protecting open space and addressing deficiency

(2016) Biodiversity and access to nature

(2016) An inclusive environment

(2016) Trees and woodlands

(2016) Designing out crime

(2016) Public realm

(2016) Heritage assets and archaeology

National Planning Policy Framework

NPPF - Requiring good design

NPPF - Protecting Green Belt land

NPPF - Conserving & enhancing the natural environment

Protection of the character and amenities of surrounding properties and the local
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OE8

area

Development likely to result in increased flood risk due to additional surface water
run-off - requirement for attenuation measures

Not applicable15th August 2016

Advertisement and Site Notice5.

5.1 Advertisement Expiry Date:-

Not applicable 5.2 Site Notice Expiry Date:-

6. Consultations

External Consultees

Neighbour consultation to neighbours located around all 6 land parcels covered by the application
commenced and site notices were erected on the 25th July 2016. An advert was published on the
3rd August 2016. The statutory consultation period expired on the 24th August 2016. 1 neighbour
consultee response has been received which raises the following summarised concerns:

- The proposal would be detrimental to the Green Belt
- Adversely affect the countryside character of the site
- It would reduce security and privacy to adjoining neighbours through having greater public access
to the land next to adjoining neighbours

Officer's response: Please see the main body of the report below for consideration of these matters.

ENVIRONMENT AGENCY

Comments: The proposed development site appears to have been the subject of past industrial
activity which poses a high risk of pollution to controlled waters. We are however unable to provide
detailed site-specific advice relating to land contamination issues at this site and recommend that
you consult with your Environmental Health / Environmental Protection Department for further
advice.

Where necessary we would advise that you seek appropriate planning conditions to manage both
the risks to human health and controlled waters from contamination at the site. This approach is
supported by Paragraph 109 of the National Planning Policy Framework.

TFL

No objection

GREATER LONDON ARCHAEOLOGICAL ADVISORY SERVICE

Comments (summary): 

The National Planning Policy Framework (Section 12) and the London Plan (2011 Policy 7.8)
emphasise that the conservation of archaeological interest is a material consideration in the planning
process. Paragraph 128 of the NPPF says that applicants should be required to submit appropriate
desk-based assessments, and where appropriate undertake field evaluation, to describe the
significance of heritage assets and how they would be affected by the proposed development. This
information should be supplied to inform the planning decision.

This is a major planning application covering over 16 hectares in six land parcels, the westernmost
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of which is located within the Colne Valley Archaeological Priority Zone (APZ). Although the other
land parcels are not located within an APA or APZ there are a number of heritage assets known in
their vicinity and there is potential for new discoveries on a development of this scale. We therefore
recommended that a deskbased assessment should have been submitted in support of the planning
application in order for it to comply with paragraph 128 of the NPPF. This would provide 'further
information to reach an informed judgment of its (the planning applications) impact on heritage
assets of archaeological interest' (Historic England 4 August 2016).

In the meantime, we have reviewed the case and understand that some of the planning application
area has been quarried and landfilled and it has also been suggested that groundworks will be
limited. However there are a number of areas which do not appear to have been quarried and the
details of planned groundworks are very limited. It should be the responsibility of the applicant to
assess this information but in this case it has been necessary for GLAAS to undertake work which is
normally expected of the applicant.

If Hillingdon Council is minded to approve the application without an archaeological assessment
report then, because of the evidence for extensive past quarrying, we suggest that the
archaeological interest could be conserved by attaching a condition as follows:

Condition

1. No development shall take place, until an archaeological desk based assessment for the entire
planning application has been submitted to and approved by the local planning authority in writing.
This will identify land with archaeological potential for which a written scheme of investigation (WSI)
is required
2. For each land parcel identified as requiring a WSI, no works shall take place until a written
scheme of investigation (WSI) for that parcel has been submitted to and approved by the local
planning authority in writing. For each land parcel that is included within a WSI, no works shall take
place other than in accordance with the agreed WSI, which shall include the statement of
significance and research objectives, and
A. The programme and methodology of site investigation and recording and the nomination of a
competent person(s) or organisation to undertake the agreed works
B. The programme for post-investigation assessment and subsequent analysis, publication &
dissemination and deposition of resulting material. This part of the condition shall not be discharged
until these elements have been fulfilled inaccordance with the programme set out in the 

WSI
Informative The desk based assessment and written scheme of investigation will need to be
prepared and implemented by a suitably qualified professionally accredited archaeological practice
in accordance with Historic England's Guidelines for Archaeological Projects in Greater London.
This condition is exempt from deemed discharge under schedule 6 of The Town and Country
Planning (Development Management Procedure) (England) Order 2015.

In the first instance I envisage that the archaeological fieldwork would comprise the following:

Desk Based Assessment

A desk-based assessment produces a report using existing information to identify the likely effects
of the development on the significance of heritage assets, including considering the potential for new
discoveries and effects on the setting of nearby assets. The assessment will be expected to identify
land parcels with archaeological potential, the impact of works proposed in such areas and
appropriate mitigation measures. Please note that this advice relates solely to archaeological
considerations. Further information on archaeology and planning in Greater London is available on
the Historic England website.
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Internal Consultees

ACCESS OFFICER

Comments: It has been noted that dimensions for the proposed pedestrian access gate shown on
drawing 1469/14-79 would make this feature impassable for some wheel chair users. 
1. The entry and exit points should be increased from 824 mm to no less than 875 mm. 
2. Where the intended footpath achieve a gradient no steeper than 1:21, and a crossfall not
exceeding 1:60, gravel of a self binding type is acceptable. Where these gradients are not
achievable, bonded gravel should be used to ensure that wheelchair users can maintain wheel
traction whilst descending. 
3. The Equality Act 2010 seeks to protect people accessing goods, facilities and services from direct
discrimination on the basis of a 'protected characteristic', which includes those with a disability. The
Act states that service providers should think ahead to take steps to address barriers that impede
disabled people. 

Conclusion: unacceptable. Revised plans and further details should be requested.

Officer's response: It is recognised that modifications would be required to the make the access
arrangements acceptable. However, it is possible to overcome these concerns by means of
conditions. Therefore, there is not considered to be sufficient reason to refuse the application on
these grounds. 

ENVIRONMENTAL PROTECTION UNIT

Comments: I would not have any specific comments on the actual landscaping works, however the
quality of the soil on the sites and the imported soil are both important to ensure that the soil
contamination levels meet the current standards for public open space. No objection, subject to
condition to protect future users of the site from contamination and informatives to explain the
developer's obligations under the National Planning Policy Framework and the Environment Agency
Guiding Principles for Land Contamination.

FLOOD AND WATER MANAGEMENT OFFICER

No objection

GREEN SPACES

No objection

NATURAL ENGLAND

No comment

BIODIVERSITY GROUP

No comment

LONDON WILDLIFE TRUST

No comment

THAMES WATER 

No comment
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7.01

7.02

7.03

The principle of the development

Density of the proposed development

Impact on archaeology/CAs/LBs or Areas of Special Character

Paragraph 80 of the NPPF states that the Green Belt serves five purposes:

- To check the unrestricted sprawl of large built-up areas;
- To prevent neighbouring towns merging into one another;
- To assist in safeguarding the countryside from encroachment;
- To preserve the setting and special character of historic towns; and
- To assist in urban regeneration, by encouraging the recycling of derelict and other urban
land.

Paragraph 81 of the NPPF states that once Green Belts have been defined, local planning
authorities should plan positively to enhance the beneficial use of the Green Belt, such as
looking for opportunities to provide access; to provide opportunities for outdoor sport and
recreation; to retain and enhance landscapes, visual amenity and biodiversity; or to
improve damaged and derelict land.

Paragraph 89 of the NPPF stipulates that a local planning authority should regard the
construction of new buildings as inappropriate in Green Belt. Exceptions to this are the
provision of appropriate facilities for outdoor sport, outdoor recreation and for cemeteries,
as long as it preserves the openness of the Green Belt and does not conflict with the
purposes of including land within it.

This proposal seeks land formation, landscaping, fencing and provision of ancillary
footpaths and bridleways together with ancillary works to the offsite land parcels
associated with the approved development at Phase 3 Stockley Park (Planning permission
ref. 37977/APP/2015/1004 dated 14/12/2014). 

The development at the Stockley Park site included the gifting of parcels of green belt land
to the London Borough of Hillingdon for landscaping improvements, and for them to be
used as public open space, to provide a benefit for local residents of Hillingdon and to
mitigate the loss of green belt land on that site.

The principle of using these land parcels for public open recreational space would be
acceptable and the proposed works would not impact the openness of the Green Belt and
would be considered appropriate development, in accordance with local, regional, and
national planning policy.

Not relevant to the determination of this application.

CONSERVATION AREAS/LISTED BUILDINGS OR AREAS OF SPECIAL CHARACTER

HIGHWAYS

No objection

SUSTAINABILITY/ECOLOGY OFFICER

No objection

TREE AND LANDSCAPING OFFICER

No objection

MAIN PLANNING ISSUES7.
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7.04

7.05

7.06

7.07

7.08

7.09

7.10

Airport safeguarding

Impact on the green belt

Environmental Impact

Impact on the character & appearance of the area

Impact on neighbours

Living conditions for future occupiers

Traffic impact, Car/cycle parking, pedestrian safety

The proposals would not adversely impact any Conservation Areas, Listed Buildings, or
Areas of Special Character.

IMPACT ON ARCHAEOLOGY

This is a major planning application covering over 16 hectares in six land parcels, the
westernmost of which is located within the Colne Valley Archaeological Priority Zone (APZ).
Although the other land parcels are not located within an APA or APZ there are a number of
heritage assets known in their vicinity and there is potential for new discoveries on a
development of this scale. 

The Greater London Archaeological Advisory Service has been consulted and has
recommended that a condition to ascertain an archaeological desk based assessment be
imposed to safeguard any potential archaeology of significance. Subject to condition,
potential archaeology of heritage value will be safeguarded, in accordance with policy 7.8 of
the London Plan (2016) and the NPPF.

The proposal would not raise any airport safeguarding issues.

The proposal involves landscaping improvements to green belt land that would improve its
appearance and public usability. Therefore, the proposal is considered to be acceptable in
terms of its impact on the Green Belt.

Various parcels of land were previously used for landfill. The Council's Environmental
Health Officer has stated that the quality of the soil on the sites and any imported soil are
both important to ensure that the soil contamination levels meet the current standards for
public open space. Therefore, a condition has been recommended to protect future users
of the site from contamination. In addition, informatives to explain the developer's
obligations under the National Planning Policy Framework and the Environment Agency
Guiding Principles for Land Contamination should also be applied. Subject to condition and
informatives, the proposal is considered acceptable in terms of land contamination.

The proposal would enhance the beneficial use of the Green Belt through providing greater
opportunity to access the land, providing open recreational grounds, enhancing the
landscape, visual amenity and biodiversity, and generally improving damaged landfill land.

Given the nature of the development, the proposal is not considered to give rise to any
direct amenity harm to neighbouring properties. However, concern has been raised by a
neighbour regarding security and noise through the increased public use of these sites.
However, in most cases, there is currently adequate boundary treatment between the sites
and neighbours to prevent any security concerns arising. In addition, the proposal includes
measures to enhance boundary fencing and hedging so there is not likely to be any such
concerns. In terms of noise, the open recreational space proposed would be unlikely to be
so extensively used by the public that it would have an adverse impact on the amenities of
neighbours. Therefore, overall, the development is considered unlikely to harm the
residential amenity of occupiers within neighbouring properties.

No relevant to the determination of this application.

Given the scale and nature of the development, the proposal is unlikely to raise any traffic,
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7.11 Urban design, access and security
parking or highway safety concerns.

Regarding 'Urban Design' and 'Security', please see 'Impact on the character &
appearance of the area' and 'Impact on neighbours' sections of this report. 

In terms of access, there are significant improvements sought to the land in this respect.

. Land Parcel A (10.67 hectares) - Land bounded by Stockley Road and B465 to the west,
Goulds Green to the south and the residential area of Goulds Green to the east; 

New cycle and pedestrian access points from Stockley Road, B465, and Goulds Green to
this land parcel are sought. The access points would be sufficiently wide to permit cyclists,
pedestrians, and wheelchair users access to the new recreational ground. Motorcycle
deterrent barriers would be incorporated into the new access gates to prevent access by
motorcyclists. The proposed pathways are laid out in an attractive, yet, logical arrangement
to allow permeability through the site. 

. Land Parcel B1 (0.52 hectares) - Land to the south of Park View Road and to the east of
the residential area of Yiewsley

This element of the proposal would create a new route from Park View Road to Stockley
Park. The access points would be sufficiently wide to permit cyclists, pedestrians, and
wheelchair users access through the site. All new access points would have motorcycle
deterrent barriers incorporated into them. 

. Land Parcel B2 (0.60 hectares) - Land to the east of Willow Avenue and Chestnut
Avenue;

This element of the proposal would create a new route from Willow Avenue and Chestnut
Avenue to Stockley Park. The route would enhance pedestrian and cyclist access to this
existing parkland. 

. Land Parcel C1 (1.19 hectares) - Land to the west of Bolingbroke Way and south of
Dawley Road and bound by Stockley Park Golf Club to the west; 

No new access would be created to this land parcel. 

. Land Parcel C2 (0.53 hectares) - Land to the west of Bolingbroke Way and bound by
Stockley Park Golf Club to the west

No new access would be created to this land parcel. 

. Packet Boat Lane (2.83 hectares) - Land to the north of Packet Boat Lane, to the east of
Old Mill Lane and Fray's River and to the east of Cowley Lake.

Access would be created from Old Mill Lane via a new steel and timber bridge that would
be  constructed across the Fray's River. Informal car parking would be provided off of Old
Mill Lane. The proposed path would take a circular route around the land parcel. 

Overall, all new access points would improve accessibility for cyclists and pedestrians.
They would include motorcycle deterrent barriers. 
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7.12

7.13

7.14

Disabled access

Provision of affordable & special needs housing

Trees, landscaping and Ecology

All of the pedestrian paths within the proposal would be 3m wide and have a self-binding
gravel finish with timber edging. This is considered to be sufficiently wide to allow cyclists
and pedestrians to pass each other without raising any conflict between users. 

There are also a number of equine crossing points along the paths to allow riders to pass
between pastures and to prevent any conflict with pedestrians/cyclists. 

The Council's Access Officer has raised concern regarding the width of entry/exit points
which should be increased from 824mm to no less than 875 mm. The applicant has been
made aware of this issue and are prepared to accept a condition to secure this wider
access. Similarly, a condition will be imposed to ensure that in areas where the gradients
of paths may represent an issue for wheel chair users that appropriate materials are used
to safeguard them.

Subject to these conditions, the access arrangements would be considered acceptable.

Please see 'Urban design, access and security' section of this report for consideration of
disabled access and accessibility.

Not applicable to the determination of this application.

TREES AND LANDSCAPING

The proposal includes significant soft and hard landscaping works that will transform the
subject land parcels to open recreational parkland for public use. 

. Land Parcel A (10.67 hectares) - Land bounded by Stockley Road and B465 to the west,
Goulds Green to the south and the residential area of Goulds Green to the east; 

On Land Parcel A, the development includes provision of heavy standard and feathered
trees. Many have already been planted to allow to take root in anticipation of this proposal.
The plans submitted show areas set out for grassland, woodland, paddocks, thicket
planting, and ecological grassland. Next to the boundary with neighbouring properties along
Goulds Green existing vegetation / shrubs would be retained and additional woodland and
thicket planting added to provide a strong vegetated buffer. 

. Land Parcel B1 (0.52 hectares) - Land to the south of Park View Road and to the east of
the residential area of Yiewsley

This element of the proposal would create a new route from Park View Road to Stockley
Park. Existing trees and landscaping adjacent to Park View Road and along the southern
boundary of the site would for the most part be retained. Heavy standard trees would be
planted along the northern side of the new path to the park. This would aid in screening the
path from the public highway to the north. The existing 2.1m high fence between this land
parcel and Stockley Park would be removed so as to integrate this area into the wider
parkland.

. Land Parcel B2 (0.60 hectares) - Land to the east of Willow Avenue and Chestnut
Avenue;

Part of Land Parcel B2 would be retained for horse grazing. A timber paddock fence would
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7.15 Sustainable waste management

be installed to separate the grazing land from the access path. Thicket Planting to the rear
of properties that abut this land would provide an enhanced sense of security and improve
the visual amenity from within the park.

. Land Parcel C1 (1.19 hectares) - Land to the west of Bolingbroke Way and south of
Dawley Road and bound by Stockley Park Golf Club to the west; 

This land parcel would be kept aside much as it is at present. However, some new trees
would be planted. A number of log piles would be added to enhance ecology and new
fencing installed to provide legibility between grassland areas and thicker buffer zone
vegetation between the land and adjacent public highways.

. Land Parcel C2 (0.53 hectares) - Land to the west of Bolingbroke Way and bound by
Stockley Park Golf Club to the west

No works are proposed to Land Parcel C2. 

. Packet Boat Lane (2.83 hectares) - Land to the north of Packet Boat Lane, to the east of
Old Mill Lane and Fray's River and to the east of Cowley Lake.

On the Packet Boat Lane Land Parcel, existing wood, wild garlic, and badger sett would be
retained. The existing palisade fence along the eastern boundary of the land parcel would
also be retained. Three areas of woodland glade would be created and a number of log
piles added to various parts of the land. 6 trees would be planted along the side of the
Fray's River and the informal car parking. A new steel and timber bridge would be
constructed over the Fray's River.

Overall, the development to the land parcels includes provision of heavy standard and
feathered trees. Many have already been planted to allow to take root in anticipation of this
proposal. The plans submitted show areas set out for grassland, native bulb planting,
aquatic planting to damp ditches, wildflower patches, woodland, paddocks, thicket planting,
crataegus (hawthorn) planting (around a badger sett on the Packet Boat Lane Land
Parcel), and ecological grassland spaces with features such as log piles.

The paths are mostly gravel with timber edging, although, there are elements of compacted
limestone and non slip surfaces for example on the ramps to the new pedestrian bridge.
The Council's Tree and Landscaping Officer has confirmed that the proposals are in
accordance with previous discussions and joint site inspections with Barry Chinn
Associates and the Council's Green Spaces managers. No objection has been raised by
the Council's Green Spaces department, nor the Tree and Landscaping Officer. The
proposed tree and landscaping works including maintenance arrangements are considered
acceptable, in accordance with local, regional, and national planning policy. 

ECOLOGY

The development as mentioned above includes a range of various landscaping proposals
which should generally improve the ecology of the sites. In addition, bat boxes, bat roosts,
woodland nest boxes, and ecological enhancements associated with existing badger setts
have been proposed. The Council's Ecology Officer has been consulted and raises no
objection to the proposals. Overall, the development is considered to safeguard existing
ecological features of significance and enhance the ecological value of the wider sites.
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7.16

7.17

7.18

7.19

7.20

7.21

7.22

Renewable energy / Sustainability

Flooding or Drainage Issues

Noise or Air Quality Issues

Comments on Public Consultations

Planning obligations

Expediency of enforcement action

Other Issues

Not applicable to the determination of this application.

Not applicable to determination of this application.

No objection has been raised by the Council's Flood and Water Management Officer and
given the nature of the proposals, it is not considered to raise any flooding or drainage
issues.

The proposed development is likely to increase use of the land by members of the public.
However, not so intensly that would be likely to raise any noise concerns. 

With regards to air quality, the intensification of chlorophyllic living organisms, including
arborculture would be likely to clean the air by intercepting airborne particles, and absorbing
air pollutants like carbon monoxide/dioxide, sulfur dioxide, and nitrogen dioxide.

Therefore, in terms of noise and air quality, the proposal would be considered acceptable.

Please see the 'External Consultees' section of this report for consideration of public
consultation comments.

This application would not require any planning obligations.

There are no enforcement matters relevant to the determination of this application.

None.

8. Observations of the Borough Solicitor

General
Members must determine planning applications having due regard to the provisions of the
development plan so far as material to the application, any local finance considerations so
far as material to the application, and to any other material considerations (including
regional and national policy and guidance). Members must also determine applications in
accordance with all relevant primary and secondary legislation.

Material considerations are those which are relevant to regulating the development and use
of land in the public interest. The considerations must fairly and reasonably relate to the
application concerned. 

Members should also ensure that their involvement in the determination of planning
applications adheres to the Members Code of Conduct as adopted by Full Council and also
the guidance contained in Probity in Planning, 2009.

Planning Conditions
Members may decide to grant planning consent subject to conditions. Planning consent
should not be refused where planning conditions can overcome a reason for refusal.
Planning conditions should only be imposed where Members are satisfied that imposing
the conditions are necessary, relevant to planning, relevant to the development to be
permitted, enforceable, precise and reasonable in all other respects. Where conditions are
imposed, the Council is required to provide full reasons for imposing those conditions.
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Planning Obligations
Members must be satisfied that any planning obligations to be secured by way of an
agreement or undertaking pursuant to Section 106 of the Town and Country Planning Act
1990 are necessary to make the development acceptable in planning terms. The
obligations must be directly related to the development and fairly and reasonably related to
the scale and kind to the development (Regulation 122 of Community Infrastructure Levy
2010).

Equalities and Human Rights
Section 149 of the Equalities Act 2010, requires the Council, in considering planning
applications to have due regard to the need to eliminate discrimination, advance equality of
opportunities and foster good relations between people who have different protected
characteristics. The protected characteristics are age, disability, gender reassignment,
pregnancy and maternity, race, religion or belief, sex and sexual orientation.

The requirement to have due regard to the above goals means that members should
consider whether persons with particular protected characteristics would be affected by a
proposal when compared to persons who do not share that protected characteristic.
Where equalities issues arise, members should weigh up the equalities impact of the
proposals against the other material considerations relating to the planning application.
Equalities impacts are not necessarily decisive, but the objective of advancing equalities
must be taken into account in weighing up the merits of an application. The weight to be
given to any equalities issues is a matter for the decision maker to determine in all of the
circumstances.

Members should also consider whether a planning decision would affect human rights, in
particular the right to a fair hearing, the right to respect for private and family life, the
protection of property and the prohibition of discrimination. Any decision must be
proportionate and achieve a fair balance between private interests and the public interest.

9. Observations of the Director of Finance

Not applicable.

10. CONCLUSION

A development at Phase 3 Stockley Park (planning permission ref. 37977/APP/2015/1004
dated 14/12/2014) included the gifting of parcels of green belt land to the London Borough
of Hillingdon for landscaping improvements, and for them to be used as public open space,
to provide a benefit for local residents of Hillingdon and to mitigate the loss of green belt
land on the site. This application relates to those land parcels and seeks land formation,
landscaping, fencing and provision of ancillary footpaths and bridleways together with
ancillary works.

The principle of using these land parcels for public open recreational space would be
acceptable and is supported by local, regional, and national planning policy.

The proposal would enhance the beneficial use of the Green Belt through providing greater
opportunity to access the land, providing open recreational grounds, enhancing the
landscape, visual amenity and biodiversity, and generally improving damaged landfill land.

The development is not considered to raise any concerns with regards to its impact on
neighbours, highways, flooding, or air quality. 
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Overall, the proposed development meets the strategic policy objectives of the London
Plan, as well as the aims and objectives of local Council policy, and the NPPF.

11. Reference Documents

The Hillingdon Local Plan: Part 1- Strategic Policies (8th November 2012)
Hillingdon Local Plan: Part 2 - Saved UDP Policies (November 2012)
London Plan 2016
National Planning Policy Framework (NPPF)
Council's Supplementary Planning Guidance - Community Safety by Design
Council's Supplementary Planning Document - Air Quality
Hillingdon Supplementary Planning Document: Accessible Hillingdon (January 2010)

Richard Conroy 01895 250230Contact Officer: Telephone No:
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